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Abstract 
 
Hong Kong is a densely-populated city where aged buildings are common. In this 
circumstance, urban renewal becomes an urgent need to tackle problems as a result of urban 
decay. In order to achieve a community-based urban renewal, every stakeholder should have 
an opportunity to express opinions on the decision-making process of how the building or 
area is to be transformed. The views of young people are becoming more and more important 
nowadays. This dissertation aims at investigating the views of young people on the decision-
making criteria of urban renewal projects, and examining the differences in the decision-
making criteria for different urban renewal projects, and investigating what criteria should be 
considered in the decision-making process in different urban renewal projects. In particular, 
Sai Yee Street Project and Kwun Tong Town Centre Project are studied and compared. 
 
In order to compare the differences of the decision-making criteria of different urban 
renewal projects, influential factors affecting the decision-making process are firstly identified. 
Results of a questionnaire survey collected from young people will be analysed and compared. 
The findings show that different urban renewal projects have different sets of decision-
making criteria weightings owing to their differences in characteristics. The results also 
suggest that the weightings of the influential factors would be affected by their own 
characteristics. Besides, the findings imply that for large scale urban renewal projects, the 
weightings would be higher for environmental factors; while for small scale urban renewal 
projects, higher weightings would be given to social criteria. 
 
This study examined the decision criteria considered in the urban renewal process and 
the decision-making mechanism for different urban renewal projects from the perspective of 
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young people. With a comprehensive decision-making mechanism for the urban renewal 
projects in Hong Kong, urban renewal can be implemented in an efficient and advanced 
manner. 
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Chapter One 
Introduction 
 
1.1 Background of the Study 
 
Hong Kong, being an international financial metropolis, has many large infra-structure 
developments in the urban area, and it makes Hong Kong to develop in an advanced manner. 
In fact, citizens in Hong Kong are suffering from the problem of urban decay. In the city, 
majority of the buildings are aged buildings, there are approximately 35% of the private 
domestic buildings are aged over 30 years (Rating and Valuation Department, 2007), which 
are about 9300 private buildings reaching the end of their life due to poor construction 
standard and lack of proper maintenance, they are mainly located in the Metro Area (i.e. Hong 
Kong Island, Kowloon, Tsuen Wan and Kwai Tsing). In ten years’ time, the number of 
buildings over 30 years’ old will increase by 50% (Planning and Lands Branch, 2007). In 
other words, the increased number of the old buildings has become one of the main causes for 
the massive urban decay problem in Hong Kong.  
 
In view of Hong Kong’s growing problem of urban decay and building dilapidation, 
urban renewal has become a matter of great urgency (Tsang, 2005). Urban renewal is 
inevitable an effective solution for the urban decay especially for age-old urban decay 
problem like Hong Kong suffering nowadays. Being one of the government initiatives, the 
Urban Renewal Authority (URA) has taken an important step in improving the urban decay 
problem and arousing the awareness of urban renewal in Hong Kong. Nowadays, URA has 
become one of the public sectors responsible in carrying out the urban renewal projects in 
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Hong Kong. A “people-centred” approach is used to carrying out the urban renewal projects 
(Planning and Lands Branch, 2008). It aims in balancing the interests and needs of all sectors 
of the community without sacrificing the lawful rights of any particular group. In this 
circumstance, the idea of public participation has become an important issue in Hong Kong. 
 
In fact, recent research reveals that the level of public participation is not sufficient 
(Hong Kong Policy Research Institute Ltd. Real Estate and Housing Policy Group, 2002). 
And in practice there exist a large number of disagreements and discussions when URA is 
carrying out urban renewal projects in Hong Kong. The public is concerning whether the 
government has concerned their interests and needs during the decision-making process when 
carrying out the projects, particularly whether the “people-centred” approach has been 
achieved or not. 
 
Perhaps, Sai Yee Street Project in Mong Kok is a good example to illustrate the 
problem of balancing interests and the needs of the public. In early 2007, the URA re-decided 
to implement the redevelopment project in Sai Yee Street, which is also known as “Sneaker 
Street”. However, the stakeholders like shop owners strongly opposed the project as they were 
worrying that they would suffer a lost and the cultural characteristic of the Sai Yee Street 
would be lost after the redevelopment (Ming Pao, 2007). In fact, the redevelopment of Sai 
Yee Street was first raised ten years ago. So, the URA reconsidered the urban renewal scheme 
in Sai Yee Street and it later announced to use $3.14 billion to build a sports retail city which 
is designed to enhance the unique local character of the sports retail trade in “Sneaker Street” 
through urban regeneration (Urban Renewal Authority, 2008). Obviously, URA has seemed 
to put heavier weightings in preserving the cultural characteristic of “Sneaker Street” by 
building the sports retail city.  
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The situation is the same for the Lee Tung Street/ McGregor Street Project. 
Stakeholders express overwhelming concerns in preserving the cultural characteristic of 
“Wedding Street” after announcement of this urban renewal project. Apart from concerning 
the cultural features of the urban renewal projects, there are also different criteria to be 
considered in the urban renewal projects, the Kwun Tong Town Centre redevelopment is 
another example. The URA aims to redevelop Kwun Tong into a comprehensive development, 
it proposes to increase the green area by reducing the available plot ratio. One of the major 
aims of this redevelopment is to improve the environment of the district by tackling the traffic 
congestion problems. However, this redevelopment has been opposed by the public especially 
the citizens in Kwun Tong, they express concerns on the environment of Kwun Tong after the 
redevelopment. They concern that the redevelopment would only attract a great number of 
traffic vehicles which would pollute the air quality in Kwun Tong. Besides, they also request 
the URA to reduce the size of the redevelopment in order to minimize the risk of capital and 
social, as well as to consult the citizens of Kwun Tong and neighbourhood on this project. 
Both the URA and the public have put heavier concerns on the environment issues on this 
project. Apparently, different urban renewal projects seem to concern different issues in 
carrying out urban renewal projects. 
 
Frankly speaking, public has expressed their opinions on the urban renewal projects, it 
is doubt that whether URA has listened to or concerned their views, although Tsang (2005) 
has mentioned that urban renewal will seek to meet public expectations as far as possible, and 
Tsang (2007) has also mentioned in The 2007-08 Policy Address that the government is going 
to strengthen the interaction between the Government and the community, by reaching out to 
the community, listening to public views and working with the stakeholders. However, it has 
no doubt to say that government is still lack of the transparency on the decision-making 
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process of urban renewal projects. The unclear decision-making system in the urban 
regeneration has become one of the causes for the demonstrations and conflicts against the 
urban renewal projects nowadays.  
 
Obviously, public participation helps to keep authorities honest and perform their 
duties more sensitively (Cook, et al., 1997). Elite ideas can also be got from the public, which 
are sometimes extremely useful to the final outcome. Better coordination, higher levels of 
trust and confidence among residents and officials can also be brought about. It can be seen 
that public views are important for the planning process of the urban renewal at some extent 
as public is the one of those critical sectors who benefits from the urban renewal.   
 
It is interesting to note that different professions would concern differently in the 
decision-making process of the urban renewal projects (Chan, 2007; Yau, et al., 2007). 
Studies have found out that Building surveyors’ decision would be heavily depended on the 
condition and architectural merit of building and environmental sustainability whilst town 
planners would be more focus on historical image of the area and social network among the 
community (Chan, 2007). Yau, et al. (2007) also suggest that there is a need to have a 
balanced mix of decision-makers in urban regeneration. In other words, every urban 
regeneration project should involve different stakeholders in order to achieve a balanced 
decision. Therefore, public, being one of the stakeholders, should be involved in the decision-
making process of the urban renewal projects.  
 
In fact, it is questionable on what are the main concerns of the public on the urban 
renewal projects. From the public point of view, it is also in doubt whether the weightings of 
influential factors in considering the urban renewal projects varies from each other, as shown 
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in the above examples, the Sai Yee Street Project and Lee Tung Street/ McGregor Street 
Project seem to be concerned more on the cultural factors, while the Kwun Tong Town Centre 
redevelopment would be put heavier weightings on environment factors. From this point of 
view, as every project has its own characteristic and special features, it is questionable 
whether there is a need to have balanced weightings in the decision-making criteria or 
whether there should be an independent decision-making process in the urban regeneration 
according to its own characteristic. 
 
This study aims at investigating the view of the public on the decision-making criteria 
on different urban renewal projects and examining what criteria should be considered in the 
decision-making process in different urban renewal projects. In particular, Sai Yee Street 
Project and Kwun Tong Town Centre Project are chosen to be studied in depth. Moreover, it 
is obvious that young people are one of the key stakeholders in the community, they have a 
unique and important perspective on how cities function for its resident (Bierhaum, et al., 
2008), as well as the limitation of time and resources, youth are chosen to be the group of the 
public to be investigated. Findings the perspective of the youth would help facilitate the urban 
planning process.  
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1.2 Research Questions 
 
As mentioned, every urban renewal project may have different weightings of criteria. In 
this study, the following questions will be investigated: 
 
(i) What are the criteria affecting the decision-making process in the urban renewal 
projects? 
(ii) Whether the weightings of criteria for decision-making process are the same for 
different urban renewal projects? 
(iii) What is the view from the youth on the urban renewal carried out in Hong Kong? 
 
1.3 Objectives of the Study 
 
This study aims at examining and evaluating two typical urban renewal projects in 
Hong Kong. Five objectives are formulated and summarized as follows: 
 
(i) To review the literature on urban renewal and the importance of public 
participation especially the youth involvement in the decision-making process of 
the urban renewal projects; 
(ii) To explore the criteria affecting the decision-making process in the urban renewal 
projects; 
(iii) To find out the view on the different urban renewal projects from the young people; 
(iv) To compare and contrast the relative importance of decision criteria in different 
urban renewal projects in their decision-making process; and 
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(v) To make suggestions for a better decision-making mechanism for urban renewal 
planning in Hong Kong. 
 
1.4 Significance of the Study 
 
By examining the view from the public, two significance of this study can be drawn: 
 
(i) whether or not every urban renewal project has a different set of weightings 
criteria during the decision-making process; and 
(ii) considerations of the view of the youth on urban renewal would achieve better 
planning in the future. 
 
In this regard, these results bear noteworthy practical and policy implications on urban 
regeneration in Hong Kong. 
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1.5 Organization of the Thesis 
 
 This dissertation comprises five chapters. Chapter 1 will be the background, the 
research questions, and the objectives of this study, it will also provide the significance and 
the structure of this study.  Chapter 2 will review the definition of the urban renewal, and 
identify the criteria necessary in the decision-making process in the urban renewal. It follows 
by reviewing the studies concerning the importance of public involvement of urban renewal 
projects particularly the young people, and the decision-making theory. After that, Chapter 3 
will present the hypotheses of this dissertation and the methodology adopted in this study to 
evaluate the hypotheses, which includes the questionnaire survey, the Non-structural Fuzzy 
Decision Support System and Paired-samples T Test. And it will also provide brief 
background information of the case studies chosen to be analyzed in this report. In this part, 
the comparison of the weighting scales for the criteria and the method in analyzing their 
relative weightings are explained. Analysis of the data and the discussion of the results will be 
given in Chapter 4. The evaluation of the hypotheses and the implications of the results will 
be followed. The conclusion will be given in Chapter 5 which summaries the results and 
implications of this dissertation. Limitations and areas for future study will also be presented. 
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Chapter Two 
Literature Review 
 
In this Chapter, the purpose is to provide a theoretical framework for examining the 
significance of urban renewal after giving the definition of urban renewal. The literatures on 
the decision-making theory will also be reviewed. After that, the decision criteria affecting the 
decision-making process of the urban renewal will be introduced and categorized, the 
importance of these factors will also be explained. Lastly, the importance of public 
participation and young people involvement in the urban renewal process will be discussed. 
 
 
2.1 Definition of Urban Renewal 
 
Urban renewal is inevitable a solution to the urban decay. Couch (1990) interprets 
urban renewal as an activity in which the “spatial and sectored changes in demand for land 
and buildings lead to the intensification of use in some areas, a reduction of density in others, 
in another case to refurbishment and perhaps a change in use of a building, in another case to 
demolition and reconstruction, and in a few cases to the abandonment of buildings, vacancy 
and dereliction. Furthermore, there will be public utilities, transportation infrastructure and 
social facilities to be provided, adapted, expanded, contacted or replaced in response to these 
changing demands”. 
 
Yeh (1990) defines urban redevelopment as “an important process in changing land 
use and improving the building stock and environment of a city”. Healey (1992, p.1) echoes 
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Yeh that urban renewal is an idea which is all about the use of land and buildings, the local 
economics, the quality of the environment and social life.  
 
Later, Zielenbach (2000) further elaborates urban renewal as the physical 
redevelopment of blighted areas, the creation of additional hobs, the improvement of local 
infrastructure, and/or the elimination of ‘undesirable’ individuals and business.  
 
In fact, Roberts (2000) defines urban renewal in a wider point of view. He defines 
urban regeneration as “comprehensive and integrated vision and action which leads to the 
resolution of urban problems and which seeks to bring about a lasting improvement in the 
economic, physical, social and environmental condition of an area that has been subject to 
change”. Ng, et al. (2001) echo Roberts’ interpretation that urban renewal is a community-
based process directed towards achieving the economic, environmental and social well-being 
of the people through the rejuvenation and revitalization of the urban fabric. They further 
suggest that a collaborative and integrative partnership approach is needed to achieve such 
restructuring.  
 
However, urban renewal is a continuous process involving the replacement and 
renovation of the obsolescence, and the improvement of the living environment. The Great 
Britain Ministry of Housing and Local Government (1967) defines urban renewal as a slow 
but continuous process. It is a new phase for an age-old process where the redevelopment and 
improvement of buildings and even whole areas as they become outworn, outgrown or 
outdated.  
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2.2 Decision-Making Theory 
 
Decision-making is a process but not a sudden action. Hain (1980) states decision-
making is the process whereby people propose, discuss, decide, plan and implement those 
decisions that affect their lives. This requires that the process be continuous, significant and 
direct, and has to be set up in a functional manner, so that the constituencies significantly 
affected by decisions are the ones that make them and elected delegates can be recalled 
instantly. 
 
Cooke (1991) echoes Hain that decision-making is not a sudden transaction but rather 
a process which occurs over a period of time. It involves carrying out certain steps in a 
particular order. He further elaborates that decision-making is part of the broader process of 
problem solving including the recognition that problems exist, the interpretation and diagnosis 
of that problem, and the subsequent implementation of whatever solution is determined to be 
appropriate. 
 
Furthermore, Hillier (1999) states that the decision-making processes involved in 
land-use planning are temporary points of fixation in time at which actors bring together their 
different representations. The question of which identity and representation is dominant will 
be the result of social negotiation and conflict, and the effectiveness of communication. He 
mentions that through incorporating notions of procedural justice into communicative action, 
it can develop a praxis of social-planning decision-making, able to incorporate difference and 
oppositional views and ways of knowing informed by principles of justice. And by careful 
organization and communicative processes, conflict can be sublimated into constructive 
argument. 
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Hitch (1965) defines decision-making from an economic direction. He states that 
decision-making is an economic analysis which gets the most out of any given level of 
available resources, or, the logical alternative, to achieve a given level of effectiveness (or 
product, or service) at the least cost. He explains that if the problem is approached from a 
given level of resources, it works in terms of marginal rates of transformation and substitution. 
If the problem is approached from the achievement of something at least cost, one works in 
terms of marginal products and marginal costs. 
 
It is interesting to note that decision theory literature can be contrasted to two types of 
decision models, namely descriptive and normative (French, 2001). The principal distinction 
is that normative models concentrate on ‘how decisions should be made’, whereas descriptive 
models look at ‘how decisions are actually made’. It is owing to the differences in behaviour 
of decision-makers when making the decision in theory and in reality. 
 
Prescriptive modeling has been introduced in the last twenty years. Prior to the 
introduction of prescriptive modeling, Phillips (1984) argues that a requisite decision model, 
one that works whilst not necessarily being perfect, can help address the apparent gap 
between the normative and the descriptive. French (2001) suggests that normative model can 
be seen as the evolution of the requisite model. He further states that a prescriptive model can 
be regarded as the application of normative ideas within the context of the findings of 
descriptive decision studies that lead the decision-maker to ‘good’ decision rule. 
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To summarize, there are three types of decision model (French and French, 1997; 
French, 2001): 
 
1. Descriptive models-purport to describe how we do decide; 
2. Normative models-suggest how we should decide; 
3. Prescriptive models-uses normative models to guide the decision-maker within 
other limiting cognitive parameters. 
 
Applying the decision-making theory to the urban renewal, Davis (1960) explains that 
“individuals are generally left free to attempt to maximize the return from their property and, 
if individual indicated that, because of the nature of the growth process, returns from some 
given properties are maximized by allowing deterioration in anticipation of the arrival of a 
more intensive use, then our conclusion must be that the market mechanism is acting in it is 
“normal manner in the process of resource allocation”. 
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2.3 Factors Affecting the Decision-Making Process of Urban Renewal Projects 
 
2.3.1 Classification of Categories 
 
The decision-making process is one of the most critical paths in deciding the direction 
of the urban renewal project, especially in the pre-construction period. In fact, scholars have 
different interpretations at which factors should be considered during this process.  
 
Walker (2002) gives a simple classification that in an early stage of the decision-
making process, influences can be categorized into six parts including the political, legal, 
economic, institution, sociological and technical. Ng, et al. (2001) point out that in 
considering the urban regeneration project, the economical, social and environmental impacts 
imposed by the project have to be taken into account into the decision-making process of the 
urban regeneration project. While Lombardi (1997) points out that the process that leads to a 
definite plan or project depends on the solution of a number of problems and the comparison 
of alternative solutions. This encompasses environmental, social, economic and political 
issues. On the other hand, Coombes, et al. (1992) suggest that urban regeneration is usually 
required in order to fill the gap between the actual and the desired reality, as it seeks to 
reverse the ‘vicious spiral’ in which physical, economic and social problems reinforce each 
other. 
 
However, Priemus (2004) holds a deeper view. He considers decision-making on the 
renewal of an urban district as primarily a multi-actor challenge. He suggests that a multi-
functional orientation is needed towards the development of the district. It is not only housing 
that matters but also business, employment, social and cultural amenities, shops, schools, 
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traffic facilities, greenery and public space. He goes on and recommends that combining 
physical, social, economic and safety agendas and adopting a multi-functional orientation 
would seem to be a successful strategy in urban regeneration. 
 
 As considered by Roberts (2000), urban renewal is a lasting improvement in economic, 
physical, social and environmental condition of an area. He discusses that urban renewal 
should be aimed at the simultaneous adaptation of the physical fabric, social structures, 
economic base and environmental condition of an urban area, and attempt to achieve this task 
of simultaneous adaptation through the generation and implementation of a comprehensive 
and integrated strategy that deals with the resolution of problems in a balanced, ordered and 
positive manner. 
 
Figure 2.1 has illustrated the interaction between different factors in the urban renewal 
process. The diagram also indicates the variety of themes and topics involved in urban 
renewal projects and the multiplicity of interrelated outputs. It can be seen that the urban 
renewal process is influenced by economic, social and environment of the area in determining 
whether to carry out urban renewal or not, whilst urban renewal projects will provide an 
impact on the neighbourhood strategies, and an enhancement on the education level of the 
area. It will also make an improvement in its physical, economic development and 
environmental issue. 
 
Recently, Yau, et al. (2007) have also summarized the categories and criteria for the 
decision-making mechanism of the urban regeneration, and give a detailed description on the 
interpretation of the categories including economic, environmental, physical and social. They 
are listed in Table 2.1. 
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Figure 2.1 The Urban Renewal Process 
 
 
 
 
Source: Roberts (2000, p. 20) 
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Table 2.1 Summary of categories and criteria in decision-making mechanism 
 
Category Criterion Description 
Economic Economic return The economic benefits generated by the project 
 Initial project cost The initial cost of the project 
 Recurrent cost  The recurrent cost for the upkeep of the 
redeveloped or rehabilitated built environment 
 Job creation The number of job positions created or destroyed 
by the project 
Environmental Creation of public spaces The area of public spaces such as parks, squares 
walkways and other open spaces created or 
diminished by the project 
 Traffic impacts The degree of relaxation or aggravation of the 
traffic congestion in the area 
 Construction and 
demolition wastes 
The amount of construction and demolition 
wastes created in the project 
 Impacts on visual quality 
and micro-climate 
The impacts of the project on  the visual quality, 
air ventilation and urban island effects on the 
neighbourhoods 
Physical Amenities Whether the basic amenities such as independent 
kitchens and lavatories are provided in the 
buildings concerned 
 Accessibility The degree of improvement of  the accessibility 
of the place and building by the disabled and 
elderly 
 Structural conditions The expected remaining lives and intended 
serviceable lives of the existing structures 
 Architectural merit  The architectural merit of the buildings or the 
place 
Social Preservation of historical 
and cultural integrity 
Whether the historical and cultural fabrics of the 
place are preserved in the project 
 Social disturbance The social impacts such as disturbance of 
community network and displacement of the 
minorities brought about by the project 
 Welfare and community 
facilities 
The provision or extinguishment of welfare and 
community facilities such as community centres 
and public libraries are caused by the project 
 Elimination of 
unwelcome uses 
Whether the project helps wipe out unwelcome 
practices such as prostitution in the area 
Source: Yau, et al. (2007)  
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After summarizing the ideas and interpretations of the scholars on the view of the 
decision categories of the urban renewal, the criteria for this study are summarized as (1) 
Economic, (2) Environmental, (3) Physical and (4) Social. These categories of indicators form 
the basis of the criteria framework in this paper as illustrated in below Table 2.2. 
 
Table 2.2 Summary of criteria framework 
Category Criterion 
Economic Economic return 
 Initial project cost 
 profitability of project 
 Job creation 
Environmental Creation of public spaces 
 Traffic impacts 
 Construction and demolition wastes 
 Impacts on visual quality and micro-climate 
Physical Amenities 
 Accessibility 
 Structural conditions 
 Architectural merit  
Social Preservation of historical and cultural integrity 
 Social impacts 
 Welfare and community facilities 
 Elimination of unwelcome practices 
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2.3.2 Economic 
 
One of the crucial categories influencing the decision-making mechanism of the urban 
renewal is Economic. For this category, there are four sub-factors identified and will be 
discussed below. They are economic return, initial project cost, profitability of project and job 
creation. 
 
Economic Return 
 
Economic return refers to the economic benefits and advantages generated from the 
urban renewal projects. Winder (1986) states that for urban renewal based on the premise, 
urban renewal development can attract economic activity to the city from someplace else. It 
can also help to strengthen the cities in their competition with suburbs for employment and 
retail centres. Healey (1992) echoes Winder’s idea that urban renewal provides a place for 
new buildings and other economic activities. It can further balance the development for the 
economic development and social improvement. It can be seen that economic activities can be 
brought by the urban regeneration which will in turn affecting the economic return of that area 
or district. 
 
From a property price point of view, Khaki, et al. (1999) suggest that urban 
regeneration has often led to an increase in property prices within the district, but they argue 
that it would force the less-advantaged groups to migrate to other district. This kind of 
migration will further lead to break up of social networks, such as extended family or stable 
communities being destroyed when residents are relocated etc. In other words, urban renewal 
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affects the economic return in the way of attracting economic activities as well as influencing 
the neighbourhood property price. 
 
Initial Project Cost 
 
Initial project cost means the initial construction of the project. It is believed that the 
project cost varies with the scale of the project, the design and the material’s quality. So if 
there is financial constraint on the project cost especially at the initial stage, the urban renewal 
cannot be started smoothly. Besides, Lee, et al. (2003) also suggest that the initial project cost 
and the social benefits of the urban renewal should be considered as they affect the 
reorganization of urban land use for economic efficiency and the physical appearance of a city. 
 
Profitability of Project 
 
Profitability of the project is the amount of money gained from the project. Khaki, et 
al. (1999) point out that it is important to consider the profitability of an urban renewal 
project. In fact, they argue that there are several measures need to be taken into account when 
considering the profitability of the project. For example, the change in physical planning 
controls and local policies, such as the change in the plot ratio, the height restriction and site 
coverage, would lead the development potential of the site less than before, and it will 
eventually affect the profit gained by the urban renewal project. 
 
 
 
 
21 
 
Job Creation 
 
Another factor needs to be considered in the decision-making mechanism is the 
creation of job by the urban regeneration. Job creation refers to the number of job positions 
created or destroyed by the project. McGregor and McConnachie (1995) describe urban 
renewal as one way to create local jobs, they explain that through major housing programmes, 
whether these involve rehabilitation of existing building or new build, jobs will be created 
which will in turn affect the local economic environment. Joseph Rowntree Foundation (1994) 
agrees with McGregor and McConnachie and emphasizes that new or refurbished housing in 
towns and cities can bring employment to the area, which can help to stabilize existing 
communities and ensure that local businesses and services remain viable. 
 
Zielenbach (2000) follows the idea and further elaborates that revitalization, being one 
of the urban renewal measures, can attract businesses that create additional jobs, some of 
which may be filled by individuals living within the community, as well as promoting 
increased economic activity in the form of business development and other private investment. 
He continues in detailing that those economic impacts will result in lower dropout rates, crime 
rates and infant mortality rates, higher numbers of job placements, and higher levels of 
resident satisfaction, all will signify the social revitalization of a neighborhood. 
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2.3.3 Environmental  
 
Environment is one of the essential criteria in planning the urban renewal project. In 
order to make a comprehensive urban renewal, Ng, et al. (2001) suggest that a sustainable 
urban renewal should be adopted to improve the overall living and working environment, and 
to promote health, safety and enjoyment. It can also safeguard resources and prevent 
environment degradation. For achieving a sustainable urban renewal in environmental aspects, 
Ng, et al. (2001) detail the means of environmental sustainability as follows: 
 
• Improve the physical environment 
• Conserve and /or recycle non-renewable resource 
• Adopt ‘green’ building techniques 
• Rehabilitate buildings where feasible 
• Maintain buildings and structures in good repair 
• Build to last 
• Maximise public transport accessibility 
 
Apart from the promoting environmental sustainability in the urban renewal, there are 
other factors identified under the environmental category, they creation of public spaces, the 
traffic impacts, the construction and demolition wastes as well as the impacts on visual 
quality and micro-climate. Discussions are followed below on the relationship between the 
criteria and the urban renewal. 
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Creation of Public Spaces 
 
Creation of public spaces refers to the area of public spaces such as parks, walkways 
and other open spaces created or diminished by the project. Solecki and Welch (1995) point 
out that park within the urban neighborhoods has traditionally served as places for passive and 
active recreation, and environmental improvements. In other words, parks are important in 
urban planning in order to improve our own environment. 
 
Randolph and Judd (2000) carry out studies in the Waterloo Estate, and find out that 
the urban regeneration in the Waterloo Estate helped successfully in improving the utilization 
of common and public open spaces as well as the quality of the housing stock. They point out 
that urban renewal can also help to stabilize, empower and strengthen the community. 
 
Traffic Impacts 
 
Traffic is one of the main reasons for poor environmental quality, which would 
adversely affect human health and pleasant surroundings (Herala, 2003). As suggests by Ng, 
et al. (2001), factors of traffic and transport should be considered in planning urban 
regeneration projects.  
 
According to Lombardi (1997), he suggests that in urban renewal, one of the criteria is 
to solve urgent problems related to traffic and accessibility by generating new roads and 
parking. Herala (2003) agrees with Lombardi, and he suggests that “land use planning is used 
as one of the means to reduce problems caused by traffic”. Herala (2003) explains that the 
growth in car-borne traffic has increased rapidly and consumes more and more land because 
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of land-extensive structure of cities and the traffic demand between human activities (home, 
wok, and services). So planning through urban renewal is one of the means to avoid health 
problems contributed to the current generation of environmental problems, primarily from 
increased dependency on private cars. 
 
Therefore, traffic impacts, which refer to the degree of relaxation or aggravation of the 
traffic congestion in the area, should be considered in the decision-making mechanism in the 
urban regeneration. 
 
Construction and Demolition Wastes 
 
It is obvious that the construction and demolition wastes cause serious environmental 
problems to the world, so the amount of construction and demolition wastes created in 
projects should be under controlled. As sustainability development is becoming important in 
the world, reusing most of the materials which already exist in a facility turns into a common 
trend. Pearce, et al. (1996) suggest that rehabilitation can help to prevent the consumption of 
huge amounts of matter and energy which would otherwise be required to process, transport 
and install new material in replacement. Rehabilitation can also avoid negative impacts on the 
environment. Kartam, et al. (2004) also suggest that waste management needs to be built into 
the overall integrated plan for urban renewal and its waste disposal. So, the waste generated 
from the urban renewal has to seriously taken into account. 
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Impacts on Visual Quality and Micro-climate 
 
The impacts generated by the project on the visual quality, air ventilation and urban 
island effects on the neighbourhoods should be minimized. Jim (1994) argues that urban 
renewal should aim to remove any existing environmental nuisance that might affect sensitive 
neighbourhood, such as homes, schools or hospitals. He pinpoints an important objective of 
urban renewal is to improve the environmental quality and hence improve the quality of life 
for the residents. He further emphasizes that in the pursuit of social and economic aims, the 
opportunity to revamp the environment should not be overlooked.  
 
2.3.4 Physical 
 
Physical improvement is, in most cases, a necessary but not sufficient condition for a 
successful regeneration project (Jeffrey and Pounder, 2000).  In addition, Portnov (1998) 
suggests that the response of city dwellers to the urban improvements, as well as the degree of 
their satisfaction with the urban physical environment are issues of extreme importance to 
contemporary urban planning, especially long term physical planning. It can be seen that 
Physical is an important category to be considered in the urban renewal projects. There are 
four criteria needs to be considered with physical planning, which are amenities, accessibility, 
structural conditions, and architectural merit. 
 
Amenities 
 
Amenities refer to facilitates such as a swimming pool or shopping centre provided in 
the urban renewal projects. Randolph and Judd (2000) implied that in urban renewal planning, 
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attention has to be paid on the communities living in areas of low amenity and deteriorating 
housing stock, as those disadvantaged communities has significant problems including high 
unemployment, social service dependence and crime. 
 
Accessibility 
 
Accessibility means the degree of improvement of the accessibility of the place and 
building by the disabled and elderly. 
 
Davis (1991) discusses the relationship between urban renewal planning and disability, 
and points out the importance of issues concerning disabled people and their need for equality 
of access to the built environment. He explains that most of the elderly people will live out 
their lives in their own homes, and many will be affected by some impairment or impediment, 
so this has implication for the design, type, and location of new development. He continues to 
explain that since the elderly and disabled represent a large sector of the population, it is no 
longer appropriate to adopt a segregated or divisive approach in which ‘planning for disabled’ 
has meant devising a special system for them.  
 
Norton, et al. (1986) highlight the significance of balancing the needs of all members 
of a community, and they point out that the limitation and requirements of elderly is crucial to 
planning development and will in many cases benefit everyone else who lacks private 
transport or whose mobility is restricted. In fact, Imrie (1996) argues that ramps are viewed as 
cheap second best add on solutions, not something that disabled should be grateful for. In 
other words, urban renewal planning should be benefit for all kinds of people as a whole, and 
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should not regard elderly as a special group of people. As suggests by Davis (1999), barrier-
free living should be a right, a civil right for all.  
 
From another point of view, Imrie (2006) encourages design and construction 
practices to express concern on the variegated needs, in relation to the enhancement of 
building professional’s knowledge about disabled and users more generally. Davis (1999) also 
emphasizes that the professionals in the built environment need to recognize and address the 
needs for inclusive solutions for elderly and disabled in the urban renewal planning. It can be 
seen that planning for the benefit of the elderly and disabled are getting more important. 
Hence, accessibility of the disabled people is one of the criteria in urban renewal planning. 
 
Structural Conditions 
 
Every project should consider its structural conditions in order to provide a safety 
environment to the residents and also the communities. Portnov (1998) pinpoints that the 
structural conditions of development of the urban renewal are primarily important in the cities, 
especially for those with historical highly depreciated housing and industrial buildings.  
 
Architectural Merit 
 
The architectural merit of the buildings and the places has to be considered in urban 
regeneration. Brooks, et al. (1997) suggest that if a building of some architectural merit is 
improved in some way, from an economic point of view, the physical improvement of this 
building will result in an increase in the rents which may be obtainable for buildings in the 
surrounding area, and so this conservation may lead to a regeneration of the surrounding area.
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2.3.5 Social 
 
Taylor (1999) points out that “in engaging in urban renewal planning, it is vital for 
planners to understand and assess the social effects”. He explains that any urban efforts will 
incur distributive effects, for example different social grips will be affected in different ways, 
and invariably those at the lower end of the socioeconomic scale will gain the least from the 
process. He also emphasizes that the purpose of the town planning is necessarily “social”, that 
is, in the understanding that the purpose of town planning should be the maintenance and 
enhancement of human welfare. In other words, social criterion has to be considered in 
planning urban renewal projects. In this category, it is grouped into four factors also, which 
are preservation of historical and cultural integrity, social disturbance, welfare and community 
facilities, and elimination of unwelcome uses. Each factor is going to be discussed one by one. 
 
Preservation of Historical and Cultural Integrity 
 
Greed (1993) suggests that preservation and conservation of historical buildings 
should be brought into the modern town planning, at which preservation conjures up images 
of buildings turned into museums, whilst conservation contains the idea that the buildings in 
question remain part of the living fabric of the city, for example houses and offices. 
 
Steinberg (1996) addresses rehabilitation and conservation of old inner-city areas and 
historic monuments in the cities of the developing world have received very little attention in 
urban development planning. He expresses that for area conservation and rehabilitation it is 
essential that the maximum possible preservation of the original tissue pattern is a prime 
objective of urban renewal planning. He continues to point out that rehabilitation approaches 
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should maintain the typical and essential qualities of the historic city areas, and of the life of 
the resident communities, however, it should also adapt these physical structures and 
economic activities in accordance with the needs of the present. 
 
Sim (1996) suggests that it was an urgent need to cater to the needs of the fast 
expanding economy, it was also necessary to preserve the historical and cultural heritage. He 
uses an example in Singapore to show the success of the preservation of historic and cultural 
heritage in the view of fast economic growth and rapid urban development. He suggests that 
the success of the preservation is mainly due to the fact that the Singapore’s urban 
conservation policy has allowed for the operation of market forces, which makes preservation 
and restoration of the old shop-houses viable. In other words, a good planning in urban 
renewal should consider the criteria of historic and cultural heritage preservation in a deeper 
extent.  
 
Moreover, Lombardi (1997) mentions that the criteria of the decision-making for 
urban regeneration should include conservation of cultural and historical values, taking into 
consideration heritage, architectonic style and relationship with the sea-front. On the other 
hand, Berce-Bratko (2001) indicates the preservation policy for historic monuments is 
important, especially for many older buildings which possess for greater character than their 
modern counterparts, incorporating skilled craftsmanship and high-quality natural materials in 
their design and construction. 
 
Social Disturbance 
 
Social disturbance refers to the social impacts such as disturbance of community 
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network and displacement of the minorities brought about by the project. DeFilippis (2007) 
critically points out the social impacts caused by urban renewal. He stresses that gentrification 
and the displacement are powerful processes in the transformation of space like urban 
renewal. And in doing so, they disrupt and even destroy the social relations in the community 
proper to the period of gentrification. However, he argues that property development which is 
built on the social relations in place can connect poor people to places, as well as allowing 
those people to realize some individual wealth. They have community and/or resident control 
built into their governance structure, and thus they allow low-income residents to capitalize 
on their social relations. 
 
On the other hand, Ng, et al. (2001) emphasize on the importance of the social 
dimensions of the redevelopment process. They stress that attention has to be paid to the 
original social networks or the worries and concerns of the local population in the whole 
planning and redevelopment process. In other words, social networking has to be paying more 
attention when planning the urban regeneration projects. 
 
Davis (1991) proposes six sets of interests that come with home ownership, which are 
equity (the property value), liquidity (the cash available through either rents or use as 
collateral), legacy (the inheritable nature of property wealth), security (the ability to stay in a 
home), amenity (the quality of the home) and autonomy (the level of personal control over the 
home). DeFilippis (2007) continues the idea and explains that with this typology, a 
framework can be constructed for affordable housing construction and community 
development that is theorized and enacted in ways that both allow for wealth creation and 
development without displacement, and build upon the social networks already in place. 
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Welfare and Community Facilities 
 
Ng (2002) pinpoints that property-led urban renewal alone cannot solve the problems 
of socio-economic restructuring, and he stresses that the community needs to be taken on 
board. Ng, et al. (2001) also point out that importance of communities in the society, they 
explain that only when communities are well organized and have built up their capacity to run 
their own affairs, they can contribute more meaningfully in maintaining their buildings, 
nurturing human resources, caring for the local environment and quality of life, building up 
local capacities as well as providing bottom-up inputs and alternative solutions to urban 
regeneration and development. It can be seen that community is an essential element in the 
society. 
 
An example has been raised out by Zielenbach (2000) in explaining the consequence 
of having welfare and community facilities, he expresses that foundations and public agencies 
have funded to carry out renewal projects to build and enhance local public schools, 
community colleges, job training centers, day care facilities and health clinics in Chicago. He 
points out that by strengthening these institutions, skilled individuals will be developed while 
simultaneously improving the community’s overall sense of livability. 
 
Gleeson and Randolph (2002) look at the issue from another point of view, they 
emphasize that attention of the urban renewal planning needs to focus on ensuring continued 
and equitable access to valued recreational and other social amenities, particularly those 
amenities important to everyday wellbeing, such as recreational areas, educational, health and 
community facilities, and other green space. They explain that increasing the ratio of 
residential to non-residential space may raise the potential for social disadvantage issues, 
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centre on access to valued and/ or needed facilities. Besides, Solecki and Welch (1995) 
suggest that parks can act as a mechanism for social control in urban planning.  
 
Elimination of Unwelcome Practices 
 
As suggests by Goodchild (1997), crime can be eliminated in urban renewal, and more 
attention has to be paid to security and crime prevention in urban renewal planning. He points 
out that crime usually exists in the narrow streets between buildings, so prevention focuses on 
the larger design elements concerned with the layout of streets and buildings. In addition, 
Jacobs (1964) suggests that urban planning might influence community safety and crime. 
Therefore whether the urban renewal project can help wiping out unwelcome practices should 
be considered. 
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2.4 The Importance of Public Involvement in Urban Renewal 
 
Hampton (1977) has provided a useful categorization of the aims of public 
participation in planning and identified two major objectives for public participation in 
planning. Firstly, he suggests that policy making and decisions can benefit from better 
information about public preferences and residents’ concerns. Members of the public can also 
gain information from engagement in public participation around planning matters, help them 
to better understand the reasons for planning policies as well as better judgment on  the 
implications and consequences for them and their communities. Participation can also help the 
public to make better informed assessments and choices from a number of policy alternatives. 
Secondly, he suggests that public participation can draw people more fully into a stronger and 
longer-term relationship with government and enhance their current and future ability to play 
a significant role in policy-making. Hampton (1977) calls this “enhancing citizenship”. 
 
Fogg (1981) puts forward similar arguments by saying that participation mechanisms 
help to keep the authorities honest and perform their duties more sensitively. At the local level, 
elite ideas can also be gotten from the public, which are useful to the final outcome.  
 
According to Arblaster (1987), by providing formal opportunities for people to have 
their say directly about planning policy or development proposals, the official policy process 
would be closer towards the idea of participatory democracy and away from the representative 
principle along one of the major dimensions of democratic theory. 
 
Apart from these, some scholars believe that public should be encouraged in the 
decision-making process. Hain (1980) continues the idea that public participation offers the 
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promise of ‘more power to the people’. It offers a greater say for the individual citizen in the 
decision-making process. But, he argues that there exists ‘unreal’ participation. Lombardi 
(1997) emphasizes that there is a need to provide information to all citizens and the 
opportunity to participate in decision-making processes. Darke (2000) continues the ideas and 
points out that there are circumstances when governors believe that people should have the 
opportunity directly to take part in decision-making rather than rely on councilors to take 
decisions on our belief. 
 
Darke (2000) suggests that public participation in planning means “the range of 
opportunities and mechanisms for the public to engage directly in the land-use and 
environmental policy process”. He further argues that participation in planning can span a 
spectrum of consultation and debate, where the public is engaged in discussion but has no 
right to decide policy (politics), through more direct forms of decision-making about planning 
and environmental issues (government). In specific circumstances, members of the public 
may be involved in formal decision-making itself.  
 
Checkoway (1998) also suggests that it can offer opportunities for the participants to 
gain presentation, exercise political rights, and influence agency decisions. Through 
participation to the process, it can also strengthen the social development of individuals, build 
the capacity of organizations, and have lasting effects on society. For community agency, new 
ideas can be generated for service-delivery. Besides, it can increase intergenerational 
interaction. 
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Yap (1993) raises four arguments to explain the need for participation, they include: 
 
(i) It is a right and a form of grass roots democracy. 
(ii) It is a right, but participation in solely the renewal projects is not the most 
important form of participation. Instead, it must be extended to all spheres of life 
and must include the sharing of benefits of the renewal. 
(iii) It is a means to achieve better project results. Only close cooperation between 
authorities and community can result in projects which satisfy both the community 
and the authority. Project effectiveness is the focus. 
(iv) It is a means to facilitate project execution. Project efficiency is the focus. 
 
Public participation can promote two way communications. Sanoff (2000) points out 
planners can know more of the aspirations of neighbourhood and public can know all the 
constraints and possibilities of the area. The collaboration of expertise and public can help in 
avoiding the misunderstanding between the two parties. 
 
Sanoff (2000) continues the ideas of two way communications and points out that with 
participation, residents are actively involved in the development process, there will be a better 
maintained physical environment, greater public spirit, more user satisfaction, as well as 
significant financial savings. He also summarizes three main purposes of participation: 
 
1. To involve people in design decision-making processes and, therefore increase 
their trust and confidence in organizations, making it more likely that they will 
accept decisions and plans and work within the established system terms when 
seeking solutions to problems. 
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2. To provide people with a say in design and decision-making in order to improve 
plans, decisions and service delivery. 
3. To promote a sense of community by bringing people together who share common 
goal. 
 
Sanoff (2000) further pinpoints on the benefits of accruing from participations 
approach. From the social point of view, participation results in a greater meeting of social 
needs and increasingly effective utilization of resources at the disposal of a particular 
community. On the other hand, to the user group, it offers an increased sense of having 
influenced the design decision-making process and an increased awareness of the 
consequences of decisions made. Furthermore, it provides more relevant and up-to-date 
information that was possible for the professional. Fong (2001) agrees with Sanoff’s ideas 
that public participation is a good way for the local residents to fit in the picture by providing 
the details of what is best suited to the local community. 
 
Jaffray (1981) suggests several benefits for community participation: 
 
♦ Ethical considerations 
♦ Pragmatic considerations 
♦ Valuing decisions that reflect the wishes of the communities affected 
♦ Provision of information on aesthetics and other environmental grounds that have 
not been included in benefit-costs analyses 
♦ Identification of a greater range of alternatives 
♦ Gaining support for the implementation of wider decisions 
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Later, Rosen and Knaster (1986) identify and give a more precise benefit of 
collaborative planning, they are: 
 
♦ Increasing levels of trust and confidence among residents and council officials 
♦ Better coordination 
♦ The development of longer time horizons for all stakeholders 
♦ A systematic approach for planned change 
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2.5 The Importance of the Participation of Young People in Urban Renewal 
  
Urban space is essential for young people to experience the path of growing up in the 
adult’s world (Li, 2007). Young people are planners (APA, 2008). Young people are also 
competent citizens with a right to participate and responsibility to serve their communities 
(Checkoway, 1998). Therefore, young people should be encouraged to experience the path of 
taking place in the community activities within the settings of urban space and within a 
physically built-environment shaped by urban planning and land use policies (Li, 2007).  
 
Over the world, there is a growing tendency of young people participating in the 
process of formulating land use planning. At Berkeley, there are a number of organizations 
and programs which are seeking to enhance young people’s civic participation, to 
fundamentally change city planning practice by integrating youth into public processes, as 
well as improve the educational system by integrating city planning and community 
development into school-based curricula (Bierhaum and Kronovet, 2008). Furthermore in 
Massachusetts, YouthPower has worked to get young people involved in planning and 
building a better neighbourhood and has worked with the youth to create an alternative youth-
centered planning process. There have been many successful planning activities that involving 
young people’s participation (Mullahey, 2001). Mullahey (2001) suggests that young people 
should be encouraged to take part in the planning activities through the steps and processes 
necessary to both change the physical neighbourhood through specific projects, as well as 
more generally to address the more complex issues of neighbourhood planning and urban 
design.  
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Sanoff (2000) points out that young people’s involvement in community activities 
creates an important sense of belonging and an opportunity to become socially productive. By 
shifting the role of children and youth in society to a more contributory and positive one, it 
can provide opportunities for them to act on their conceptions in real-life situations, and youth 
will be empowered to make their unique creative contributions. He emphasizes that young 
people need to participate as equal partners in making decisions about their own 
environmental future. 
 
In New York, Chicago, the San Francisco Bay area, and New Orleans, some young 
people know full well that they are planners, know their power to positively change the world, 
and so they are actively participating in planning processes in their communities, for example 
participating at the Young Planners Network’s annual conference (APA, 2008). At the time 
being, young people in Hong Kong is lack of the knowledge of urban planning and fall short 
of the sense of participating in land planning matters. 
 
At the international level, the UNESCO (United Nations Educational, Scientific and 
Cultural Organisation) in collaboration with the Canadian Commission chair an-Eight country 
project called “Growing Up in Cities” at USA. They will host a networking event on creative 
urban planning with young people. The event provides concrete examples of how children 
and youth can be integrated into participatory planning processes, drawing on project 
experiences in diverse countries and cultures. It uses participatory action-research methods to 
involve young people in (1) evaluating and discussing their community environment and (2) 
developing strategies and proposals for its improvement. (UNESCO, 2006) 
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Young people and urban professionals are encouraged to express their points of view 
on the restructuring of the urban environment through a larger participation of young people 
in urban planning. It will also provide a forum for dialogue between young people, city 
professionals, elected officials and researchers on “best practices” for young peoples’ 
participation in urban management, and the ways in which adults and young people can work 
together to facilitate greater youth participation in making their cities and towns in where to 
live. This elaborates that the views of young people in urban affairs has become an important 
agenda for most international cities. (UNESCO, 2006) Comparing with the young people in 
Hong Kong, they are lack of the knowledge of urban planning and fall short of the sense of 
participating in land planning matters. So, Li (2007) suggests that the government should 
open up more channels to receive views from young people on urban land issues and should 
encourage young people to participate more in the formulation of urban land use and planning 
policies as to enhance their sense of belonging. 
 
Scholars usually refer the young people to be aged 10 to 18 (Mullahey, 2001; Li, 
2007), while adults often refer to be aged 25 or above. It is believed that there is a group of 
people who are always being overlooked by the general public. In this circumstance, therefore, 
this study will focus the youth to be aged 19-24 in order to fill this gap. Moreover, the group 
of youth people will be referred to university students in this study as they are having similar 
basic educational background.  
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Chapter Three 
Hypotheses and Methodology 
 
In this chapter, hypotheses based on the previous chapters will be introduced. 
Methodology adopted to analyze the data and examine the decision criteria affecting the urban 
renewal process will also be given. The methods in evaluating the hypotheses will be 
provided afterwards. 
 
 
3.1 Hypotheses 
 
This study aims in examining the view of the public on the decision making criteria of 
the urban renewal projects. Two urban renewal projects were chosen to be investigated. 
Young people were interviewed to obtain weightings of the decision criteria for the two urban 
renewal projects. In order to examine whether there are any similarities and difference in the 
decision-making criteria of different urban renewal projects, three hypotheses are proposed: 
 
Hypothesis 1: The set of perceived weightings of the decision criteria of the youth are 
uniform for different urban renewal projects. 
 
Owing to different characteristic of the urban renewal projects, every project will 
perceive a set of different weightings in its own decision-making process. They will have 
heavier weightings towards their own characteristics in making the decisions. These lead to 
different weightings of the decision criteria in carrying out different urban renewal projects. If 
42 
 
this hypothesis is refuted, it is inessential to consider the urban renewal projects individually. 
Instead a universal decision-making mechanism can be applied in every urban renewal project.  
 
Hypothesis 2: When carrying out the urban renewal project which is large in scale, 
youth gives heavier weightings towards environmental factors. 
 
For a comparatively large scale urban renewal project, in terms of the size of area 
covered, it affects a larger amount of buildings and people, it eventually exerts greater impact 
on the environmental problems for example traffic congestion problem, air pollution problem. 
Those problems are usually happened in large development projects comparing to the small 
one. So, large urban renewal projects should put heavier weightings on the environmental 
factors. If this hypothesis is refuted, it is not essential to give heavier weightings towards 
environmental factors for large urban renewal project. 
 
Hypothesis 3: When carrying out the urban renewal project which is small in scale, 
youth gives heavier weightings towards social factors. 
 
 For a comparatively small scale urban renewal project, it will exert a greater impact on 
the social factors, such as the impact caused by Sai Yee Street Project on the preservation of 
its cultural characteristic. Because cultural factors are commonly found in small urban 
renewal projects compared with the large one, so it is proposed that small urban renewal 
projects will give heavier weightings on the social factors in its decision-making mechanism. 
If this hypothesis is refuted, it is inessential to give heavier weightings towards social factors. 
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3.2 Methodology 
 
In order to evaluate the above three hypotheses, questionnaire survey is adopted in this 
study. This research method provides an in-depth investigation on the youth perspective on 
the urban renewal, and compares and contrasts the relative importance of decision criteria on 
different schemes of urban regeneration projects. Moreover, in order to fully evaluate the 
hypothesis, a Non-structural Fuzzy Decision Support System and a Paired-samples T Test 
will be used for analyzing the date obtained through the questionnaire surveys. 
 
3.2.1 Questionnaire Survey 
 
Two urban renewal projects carried out in Hong Kong will be used as the case studies, 
they are Sai Yee Street Project and Kwun Tong Town Centre Project. Face-to-face 
questionnaire survey is used to find out the weightings of the young people on the decision-
making criteria for different urban renewal projects. Data obtained would be analysed to 
examine the differences in the weightings for the two urban renewal projects.  
 
3.2.1.1 Language 
 
The language adopted in the questionnaire is English so as to create coherence and 
avoid misinterpretation in translation. 
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3.2.1.2 Respondent 
 
The aim of this study is to examine the public perspective on the decision mechanism 
of the urban renewal in Hong Kong. For a meaningful and constructive study, there has to be 
more than thousands people to be interviewed. Due to the limitation on time, this study 
mainly focuses on examining the young people point of view. 
 
As discussed in Chapter 2, university students are chosen to be interviewee of this 
study. Li (2007) has emphasized that young people should be encourage to participate more in 
the formulation of urban land use and planning policies, and more channels should be opened 
up to receive views from young people on urban land issues. University students to be 
interviewed are aged 19 to 24, they represent a certain portion of the general public.  
 
Face-to-face interviews will be conducted within the campus of the University of 
Hong Kong. The period of interviews will be mainly on weekdays as the amount of students 
will be the highest when compared with weekends. 
   
3.2.1.3 Reasons for Choosing Sai Yee Street Project and Kwun Tong Town Centre 
Project as Case Studies 
 
This study is going to test whether the decision-making criteria of urban renewal 
projects are affected by the scales of the projects. Sai Yee Street Project and Kwun Tong 
Town Centre Project are chosen for this study because of the following two reasons: 
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1) The two projects chosen are the urban renewal projects currently under the planning 
process in Hong Kong, the two cases are actively reported by the media, so the youth 
has some basic understanding on these cases, so that the questionnaire survey can be 
carried out smoothly; 
2) In comparison, the two projects have significant differences in scale, the size covered 
in Kwun Tong Town Centre Project is 20 times larger than that of Sai Yee Street 
project, in which Sai Yee Street Project represents a small project, while Kwun Tong 
Town Centre Project represents a large project. 
 
The details of Sai Yee Street and Kwun Tong Town Centre Projects are listed in 
Annex 1 of Appendix A. 
 
3.2.1.4 Questionnaire Design 
 
To facilitate the collation of views from the young people, a structured questionnaire 
survey is designed and used. The questionnaire survey comprises three parts, including the 
background information of the questionnaire, the assessment method of the questionnaire and 
the input of criteria weightings. The whole set of questionnaire is complied in the Appendix A. 
 
In the first part of the questionnaire, the respondents are first notified of the 
background and objectives of the survey. This can ensure the respondents fully understand the 
purpose of the interview. The backgrounds of the two urban renewal projects are then 
introduced to the respondents, and are attached in Annex 1 of Appendix A. This part of the 
questionnaire is shown in page 1 of Appendix A, this page is solely for own reference and 
will not be shown to the respondents. 
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The second part of the questionnaire is the assessment method of this questionnaire. 
This part explains the 4 categories of factors, which are economical, environmental, social 
and physical categories. Within each category, there are 4 factors, as shown in Table 2.2. 
Instructions are given to the respondents on how to complete the questionnaire.  In order to 
ensure a common understanding of the decision categories and factors to be weighed by the 
respondents, key terms used in the questionnaire are clearly explained as attached in Annex 2 
of Appendix A and the respondents are allowed to ask questions to iron out any ambiguities. 
By a process of face-to-face interview, it can guarantee consistent interpretations of the 
terminology so that the results can be analyzed in a meaningful way.  After the explanation of 
terms, the assessment method will then be introduced. This part of the questionnaire is also 
shown in page 1 of Appendix A. 
 
After the assessment method of the questionnaire is clearly explained to the 
respondents, the respondents will be asked for whether they are university students and aged 
19 to 24. It is used to ensuring that the questionnaire is finished by the targeted group of 
people. After that, the third part of the questionnaire will be carried out by the respondents. 
The respondent has to carry out the assessment for each project one by one. The response 
from the respondent will be written by the interviewer in order to ensure the uniqueness and 
correctness of the response. 
  
3.2.1.5 Format of the Questions 
 
In the questionnaire, the format of the questions is composed of two 4 x 4 criteria 
matrixes. Each matrix corresponds to one urban renewal project. The categories are (1) 
economical, (2) environmental, (3) physical and (4) social. Within each category, there are 4 
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factors, as shown in Table 2.2. There are altogether 16 factors in each matrix. To make it 
more user-friendly, 4 x 4 chart is used to facilitating the weightings input. 
 
3.2.1.6 Assessment Method 
 
For the questionnaire, the process of prioritization and weightings input is conducted 
in parallel. A comparison approach is used to assessing the relative importance of decision 
criteria against each other.  
 
First of all, 4 categories will be assessed. Among the 4 categories, first is to decide the 
priority of the 4 categories. Then put down 100% for the highest priority category in the box, 
and put down the relative weightings of the remaining 3 categories comparing to the most 
important category. After finishing the category level, follow the same procedure for the 4 
factors under each category individually.  
 
3.2.2 Non-structural Fuzzy Decision Support System 
 
After obtaining the data from the questionnaire survey, the data will then be analyzed 
by the Non-structural Fuzzy Decision Support System. It is a decision-setting model 
developed to prioritize complex multi-criteria problems (Tam, et al., 2002). This model 
delivers a method of ranking all elements on the basis of agreed criteria. There are three basic 
principles in using the NSFDSS (Tam, et al., 2002):  
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1. Decomposition: the problem is broken down into elements of different levels, 
each independent of those on succeeding levels as to work from the general to 
the more specific levels (sub-criteria). 
2. Comparative judgment: the construction of the pair-wise comparisons of the 
relative importance of elements on a given level with respect to the shared 
criterion on the level above. 
3. Synthesis of priorities: the composite priority of the element is given by 
multiplying local priorities by the priority of the element’s corresponding 
criterion on the level above, and then repeating this procedure to the bottom level. 
 
The flow chart of NSFDSS is illustrated in Figure 3.1. 
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Figure 3.1 Flow Chart of the Non-structural Fuzzy Decision Support System 
 
 
 
Source: Ho, et al. (2004, pp. 103)
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According to Tam, et al. (2002) and Ho, et al. (2004), the analytical method of 
the NSFDSS includes 5 steps and they are illustrated as follows. 
 
Step 1 - Pairwise Comparison 
 
In the process of prioritization, a pair-wise comparison is first conducted 
between any two elements forming a matrix form (as an example shown in Table 3.1). 
In the pair-wise comparison, there are three scales: 0, 0.5 and 1, where 0 refers the 
first element is less important than the second, 0.5 refers they weigh the same, and 1 
refers the first element is more important than the second. 
 
Table 3.1 An example of a matrix 
 
 1 2 3 4 
1 0.5 1 0 0.5 
2  0.5 0 0 
3   0.5 1 
4    0.5 
 
 
 Step 2 - Consistency Checking 
 
After the completion of each input matrix, the internal consistency of the 
inputs is required. The matrix of pair-wise comparison of the goal or corresponding 
decision category is: 
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where iekl is the logical indicator of pair-wise comparison of element “k” and “l”; m is 
the number of element to be considered. The matrix of pair-wise comparison, which is 
a square matrix, can be completed using the input matrix although the latter comprises 
only the upper triangle.  The lower triangle is obtained by subtracting the transposed 
upper triangle from (1), the combination of the two triangles is the output matrix. The 
check of internal consistency is done by identifying the case of intransitivity (e.g. a12 > 
a13 but a23 < a24).  In case of intransitivity, the decision-maker will be asked to revise 
his or her input values in the input matrix concerned. 
 
Step 3 – Priority Ordering and Assignment of Priority Scores to Element 
 
The aim of this step is to prioritize the decision categories and criteria 
according to the results of the pair-wise comparison.  For the pair-wise comparison 
matrix of the goal or a particular decision category Cn, the values in each row are 
summed up, and rearranged in descending order of magnitude.  Based on the priority 
order, a percentile is assigned to each decision category under the goal, or each 
decision criterion under Cn.  The top element is assigned with 100 percent, while the 
remaining elements are compared to it one by one to distinguish the relative 
importance between them.  Each percentile is assigned a semantic score sj in the 
range of [1, 0.5], with 1 meaning “same importance” and 0.5 meaning “not important”, 
as shown in Table 3.2.  Then, the semantic score is converted into a priority score rj in 
the range of [1,0] by applying fuzzy set theory through the following equation: 
 
15.0,1 ≤≤−= sj
sj
sjrj  
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Table 3.2 Table for conversion between percentile, semantic score and priority 
score 
 
 Percentile (%) Semantic Score, sj Priority Score, rj 
100 0.500 1.000 
95 0.525 0.905 
90 0.550 0.828 
85 0.575 0.739 
80 0.600 0.667 
75 0.625 0.600 
70 0.650 0.538 
65 0.675 0.491 
60 0.700 0.429 
55 0.725 0.379 
50 0.750 0.333 
45 0.775 0.290 
40 0.800 0.250 
35 0.825 0.212 
30 0.850 0.176 
25 0.875 0.143 
20 0.900 0.111 
15 0.925 0.081 
10 0.950 0.053 
5 0.975 0.026 
0 1.000 0.000 
Source: Ho, et al. (2004, pp. 105) 
 
Step 4 – Derivation of Weightings by Normalizing Semantic Score 
 
After obtaining the priority order of decision categories and factors in Step 3, 
it is necessary to measure the magnitude of the pair-wise comparison by assigning 
weightings to these decision categories and factors. The set of weightings (w) is 
developed from normalization of the priority scores, as demonstrated in Table 3.3. 
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Table 3.3 An example of priority score assignment for calculating localized 
weightings 
 
Element Percentile (%) sj  rj Normalization Weighting, wn
Economic 100 0.500 1.000 1.000 ÷ 2.604 0.3840
Social 90 0.550 0.828 0.828 ÷ 2.604 0.3180
Environmental 75 0.625 0.600 0.600 ÷ 2.604 0.2304
Physical 30 0.850 0.176 0.176 ÷ 2.604 0.0676
Total  2.604  1.0000
 
Step 5 – Determination of the Contribution of Each Factor 
 
After gathering the weightings of each category and factor, a contribution 
matrix (CM) is constructed to show the overall ranking of each factor. The general 
ranking is obtained by multiplying the weighting of each element with the weightings 
of the respective decision category by the following equation: 
 
CMij = wi x rij 
 
where  CMij = contribution of each element in the problem 
wi = the weighting of decision category “i”, and 
rji = the weighting of element “j” for decision category “i”. 
 
Discussion on Non-structural Fuzzy Decision Support System 
 
Accordingly, the NSFDSS is suitable for the purpose of this study in analyzing 
professional human judgments and generating the relative weightings for the decision 
categories and factors. The study carried out by Tam, et al. (2002) analyze a total of 
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49 factors by using NSFDSS, which is used as to minimize the complication in 
weightings the 49 factors directly, while in fact, for this study only 16 factors are used 
to analyzing the decision-making process, so the complication of weightings factors is 
reduced.  
 
In order to facilitate the assessment process, the steps including pairwise 
comparison and consistency checking will be skipped in this study. Comparatively, a 
modified version of NSFDSS is used for this study. According to Tam, et al. (2002) 
and Ho, et al. (2004), the analytical method of the NSFDSS is modified and is 
illustrated as follows: 
 
Procedure One – Priority Ordering and Assignment of Priority Scores to Element 
 
The aim of this step is to prioritize the decision categories and criteria. Based 
on the percentile assigned by the respondent to each decision category and each 
decision criterion, i.e. the top element is assigned with 100 percent, while the 
remaining elements are compared to it one by one to distinguish the relative 
importance between them.  Each percentile is assigned a semantic score sj in the 
range of [1, 0.5], with 1 meaning “same importance” and 0.5 meaning “not important”, 
as shown in Table 3.2.   
 
Then, the semantic score is converted into a priority score rj in the range of 
[1,0] by applying fuzzy set theory through the following equation: 
15.0,1 ≤≤−= sj
sj
sjrj  
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Procedure Two – Derivation of Weightings by Normalizing Semantic Score 
 
After obtaining the priority order of decision categories and factors in 
procedure one, it is necessary to measure the magnitude of the pair-wise comparison 
by assigning weightings to these decision categories and factors. The set of 
weightings (w) is developed from normalization of the priority scores, as 
demonstrated in Table 3.3. 
  
Procedure Three – Determination of the Contribution of Each Factor 
 
After gathering the weightings of each category and factor, a contribution 
matrix (CM) is constructed to show the overall ranking of each factor. The general 
ranking is obtained by multiplying the weighting of each element with the weightings 
of the respective decision category by the following equation: 
 
CMij = wi x rij 
 
Where CMij = contribution of each element in the problem 
 wi = the weighting of decision category “i”, and 
 rji = the weighting of element “j” for decision category “i”. 
 
3.2.3 Paired-samples T Test 
 
Paired-samples T Test, which is called dependent t test, is a method used to 
comparing two variables for a single group, matched pairs or case-control study 
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designs, in which each subject is tested twice on the same variable. The test can also 
be used for the matched group design in which pairs of subjects that are matched on 
one or more characteristics serve in the two conditions. It computes the differences 
between values of the two variables for each case and tests whether the average 
differs from 0. The output includes descriptive statistics for the test variables, the 
correlation between them, descriptive statistic for the paired differences, the t test, and 
a 95% confidence interval. (SPSS Inc., 1999; Ho, 2006)  
 
Ho (2006) has listed two requirements for carrying out the Paired-samples T 
Test: 
 
1. In any one analysis, there must be only two sets of data. 
2. The two sets of data must be obtained from (1) the same subjects or (2) from 
two matched groups of subjects. 
 
Before carrying out the test, two assumptions should be made (Ho, 2006): 
 
(i) The sampling distribution of the means should be normally distributed. 
(ii) The sampling distribution of the difference scores should be normally 
distributed. 
 
As this study aims in comparing the differences of decision criteria weightings 
of the two projects, in which the same set of criteria is used for the two projects. 
Therefore, in order to fully evaluate the three hypotheses proposed, a Paired-samples 
T Test is used to finding out the significant of differences for results obtained.  
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3.2.3.1  Assessment Method 
 
According to the data obtained from the questionnaire survey, after analyzing 
the data by the Non-structural Fuzzy Decision Support System, a set of weightings of 
the 4 categories and 16 sub-factors can be generated for the two projects. At this stage, 
a Paired-samples T Test will be used to comparing the categories’ and sub-factors’ 
differences and find out the significant value of those differences between the two 
projects. 
 
The following equation is used: 
 
 
 
  For this equation, the differences between all pairs are calculated. The average 
(XD) and standard deviation (SD) of those differences are used in the equation. The 
constant µ0 is non-zero for testing whether the average of the difference is 
significantly different than µ0. The degree of freedom used is N-1. The confident 
interval is 95%. 
 
If the significance value is less than 0.05, there is a significant difference. If 
the significance value is greater than 0.05, there is no significant difference. 
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3.2.3.2 How to Evaluate Hypothesis 1 
 
Hypothesis 1 is going to test whether the set of perceived weightings of the 
decision criteria obtained are different in carrying out different urban renewal projects. 
From the analysis of the Non-structural Fuzzy Decision Support System, a total of 16 
weighted sub-factors are generated in each projects. The next step is to compare the 
same weighted sub-factor for the two projects using Paired-samples T Test. As there 
are 16 weighted sub-factors used for the two projects, so there will be 16 Paired-
samples T Tests carry out individually (see Table 3.4)  
 
After the test, a t-value and a significant value will be generated for 16 
weighted sub-factors. With the significant value obtained, the significant differences 
for the same sub-factors of the two projects can be found out, such that the significant 
differences for the weightings of the decision criteria can be found. 
 
Table 3.4 16 pairs of sub-factors carried out in Paired-samples T Test 
 
  Sai Yee Street Project  Kwun Tong Town Centre Project 
Pair 1  SAI1  KWUN1 
Pair 2  SAI2  KWUN2 
Pair 3  SAI3  KWUN3 
Pair 4  SAI4  KWUN4 
Pair 5  SAI5  KWUN5 
Pair 6  SAI6  KWUN6 
Pair 7  SAI7  KWUN7 
Pair 8  SAI8  KWUN8 
Pair 9  SAI9  KWUN9 
Pair 10  SAI10  KWUN10 
Pair 11  SAI11  KWUN11 
Pair 12  SAI12  KWUN12 
Pair 13  SAI13  KWUN13 
Pair 14  SAI14  KWUN14 
Pair 15  SAI15  KWUN15 
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Pair 16  SAI16  KWUN16 
 
 
where the symbols are referred to Table 3.5: 
 
Table 3.5 Conversion of between symbols and sub-factors 
 
Conversion of symbols 
Factors of Sai Yee 
Street Project 
Factors of Kwun Tong 
Town Centre Project 
Economic return  SAI1  KWUN1 
Initial project cost  SAI2  KWUN2 
Profitability of projects  SAI3  KWUN3 
Job creation  SAI4  KWUN4 
Creation of public spaces  SAI5  KWUN5 
Traffic impacts  SAI6  KWUN6 
Construction and demolition wastes  SAI7  KWUN7 
Impacts on visual quality and micro‐climate  SAI8  KWUN8 
Amenities  SAI9  KWUN9 
Accessibility  SAI10  KWUN10 
Structural conditions  SAI11  KWUN11 
Architectural merit  SAI12  KWUN12 
Preservation of historical and cultural integrity  SAI13  KWUN13 
Social disturbance  SAI14  KWUN14 
Welfare and community facilities  SAI15  KWUN15 
Elimination of unwelcome uses  SAI16  KWUN16 
 
3.2.3.3 How to Evaluate Hypothesis 2 
 
Hypothesis 2 is going to test whether in carrying out the urban renewal project, 
which is large in scale, will give heavier weightings towards environmental factors. 
From the analysis of the Non-structural Fuzzy Decision Support System, the 
aggregate weightings for the 4 categories of the two projects are generated. After that 
it is going to see whether environmental category has the highest weightings among 
the four. If so, the next step is to use the Paired-samples T Test to test how significant 
differences the category is. The weightings for environmental are tested against the 
other three categories (See Table 3.6).  
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If the environmental category does not the have the highest weightings among 
the four, then the Paired-samples T Test is going to test how the differences are 
compared to the highest category. 
 
Table 3.6 Paired-samples for evaluating Kwun Tong Town Centre Project 
 
Pair samples 
Pair 1  Economic ‐ Environmental 
Pair 2  Environmental ‐ Physical 
Pair 3  Environmental ‐ Social 
 
3.2.3.4 How to Evaluate Hypothesis 3 
 
Hypothesis 3 is to test whether in carrying out the urban renewal project, 
which is small in scale, will give heavier weightings towards social factors. The same 
procedure for evaluating hypothesis 2 is used, but this time is going to test whether 
there are significant differences for social category against the other three categories. 
The paired-samples are shown in Table 3.7. 
 
Table 3.7 Paired-samples for evaluating Sai Yee Street Project 
 
Pair samples 
Pair 1  Economic ‐ Social 
Pair 2  Environmental ‐ Social 
Pair 3  Physical ‐ Social 
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Chapter Four 
Analysis and Discussion of Results 
 
In this Chapter, findings from the questionnaire survey will firstly be 
presented, it will be followed by the analysis of Non-structural Fuzzy Decision 
Support System and the Paired-samples T Test. The evaluation of the hypotheses will 
be given, and followed by the comparison between the Sai Yee Street Project and the 
Kwun Tong Town Centre Project. Lastly, the implication of results will be presented. 
 
4.1 Results of the Questionnaire Survey 
 
The questionnaire survey period was 7th March, 2008 to 21st March, 2008. A 
total of 124 face-to-face interviews have successfully been conducted, all face-to-face 
interviews are conducted in the campus of the University of Hong Kong during 
weekdays, and all respondents are currently university students aged 19 to 24. 
 
4.1.1 Analysis of Data Using Non-structural Fuzzy Decision Support System 
 
Questionnaire survey was designed to gather the opinions of the young people 
on the decision-making mechanism of the urban renewal projects, particularly the Sai 
Yee Street Project and the Kwun Tong Town Centre Project. 4 categories and 16 sub-
factors were prioritized and weighted by the respondents, and by using the analysis 
method of the Non-structural Fuzzy Decision Support System, the results are 
generated and are presented below. The higher the percentage, the more important the 
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category and sub-factor are during the decision-making mechanism in carrying out the 
urban renewal projects. The calculation details of the criteria weightings of the two 
projects are shown at Appendix B and Appendix C. 
 
A. Category Weightings 
 
The weightings of each category of the two projects from the perspectives of 
the young people are firstly presented in Figure 4.1 and Figure 4.2. 
 
Figure 4.1 The weightings of each category of the Sai Yee Street Project from the 
perspective of young people 
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Figure 4.2 The weightings of each category of the Kwun Tong Town Centre 
Project from the perspective of young people 
 
 
 
According to Figure 4.1, in the view of the young people, the vast majority 
weightings were given to “Social” and “Economic” categories with 30.31% and 
29.05% respectively for the Sai Yee Street Project, the difference of the weightings 
between these two categories was only 1.26%. They weighted 24.42% to 
“Environmental” category and 16.22% was left for “Physical” category. 
 
On the other hand, Figure 4.2 has shown the category weightings for Kwun 
Tong Town Centre Project from the perspective of young people, it was found that the 
weightings given on the categories were completely different from the Sai Yee Street 
Project. “Environmental” category covered more than 34% of the weightings among 
the 4 categories, it occupied the greatest portion on the chart. “Economic” category 
had the second heaviest weightings with 24.77%. “Social” category was given 
22.64% while “Physical” category was given the least weightings of about 18%. 
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It is not surprised to find out that social and economic factors are considered to 
be the two most important factors for the Sai Yee Street Project, as implied by its 
social-driven and economic-driven characteristics. Besides, it is in contrary to the 
hypothesis proposed that small projects will be concerned more on social factors by 
the youth. On the other hand, environmental factors has been given heaviest 
weightings for the Kwun Tong Town Centre Project, the result clearly implies that a 
larger project will be given heavier weightings to environmental factors. In both 
projects, “Physical” category was considered to be the least important category in the 
decision-making mechanism of the urban renewal projects. 
 
Because of the simplicity of the comparables, aggregate weightings for the 
factors are firstly presented, however the results were not sufficient to reflect the 
actual differences and similarities between the Sai Yee Street Project and Kwun Tong 
Town Centre Project. In this extent, a more in-depth analysis on the sub-factors under 
each category was also carried out in the questionnaire survey, and the results are 
discussed in detail. 
 
B. Factor Weightings 
 
The assessment method used in category weightings is the same as the sub-
factor weightings. The only difference is that the comparables have been changed to 
16 factors in 4 categories. In Figure 4.3 and Figure 4.4, weightings of each decision-
making factor for the two projects are shown. The higher the percentage of a factor, 
the more important the factor is to the young people during the decision-making 
process of the urban renewal projects. 
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a. Priority and Weightings of Factors for the Sai Yee Street Project 
 
As shown in Figure 4.3, there are three social factors within the top five 
ranking of the factors. They were “Social impact” with 9.64%, “Welfare and 
community facilities” with 8.30% and “Preservation of historical and cultural 
integrity” with 6.93% of the weightings. This is in line with the argument that the 
small projects put heavier concern in the social factors. It is surprising to find out 
“Economic return” had the heaviest weightings (9.7%) among all the 16 factors. Other 
factor ranking at the top-5 was also a factor of economic, which was “Profitability of 
project” with 7.34% standing at the fourth of the top-5. Such findings were obviously 
contrary to the finding in category weightings that “Social” category had the highest 
weightings and “Economic” category had the second highest weightings among the 
four categories. 
 
“Environmental” sub-factors ranked in the midst of the chart, including 
“Traffic impacts” (6.45%), “Creation of public space” (6.31%), “Impacts on visual 
quality and micro-climate” (5.90%) and “Construction and demolition wastes” 
(5.76%) in a descending order. It implied that young people also put concern on the 
environmental issue for the urban renewal projects.  
 
All physical factors were found to occupy the lowest fifth of the total factors, 
which were lower than 6%. They were “Accessibility” (5.18%), “Amenities” (4.26%), 
“Structural conditions” (3.89%) and lastly “Architectural Merit” (2.89%) in a 
descending order. In the view from the young people, physical factors are not much 
considered in decision-making process. 
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b. Priority and Weightings of Factors for Kwun Tong Town Centre 
Project 
According Figure 4.4, “Traffic impacts” was considered to be the most 
important factors among all factors, with weightings over 10%. The second highest 
was “Creation of public space” with 9.31%. “Economic return” was the third 
important factor with 7.69% from the view of the young people. It is interesting to 
find that the factor of “Construction and demolition wastes” and “Impacts on visual 
quality and micro-climate” had the same weightings from the perspective of the 
young people, with the weightings of 7.63%. It is not surprising to find that there were 
four out of five being the “Environmental” category for the top-5 factors, while 
“Economic return” was the only factor which is not under “Environmental” category 
in the top-5 factors. It showed that environmental factors were considered to be the 
most important category in Kwun Tong Town Centre Project from the view of young 
people. 
 
Social factors and economic factors had similar weightings between 4% and 
8%. For example, “Social impacts” and “Welfare and community facilities” were 
weighted 7.26% and 6.82% respectively, they were both under “Social” category, 
while for the two factors under “Economic” category, “Job creation” and 
“Profitability of project” were weighted 6.48% and 5.79% respectively. It can be 
shown that economic and social factors were considered to be important after 
environmental factors. 
Physical factors were also at the lower half of the chart, with weightings 3% to 
6% including “Accessibility” (5.20%), “Amenities” (5.09%), “Structural conditions” 
(4.16%) and “Architectural merit” (3.44%). 
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To conclude, the top-5 factors for the two projects ranked by the young people 
are summarized as below. 
 
Table 4.1 Summary of the top-5 factors 
Category Sai Yee Street Project Kwun Tong Town Centre Project 
Social • Social impacts 
• Welfare and 
community facilities 
• Preservation of 
historical and 
cultural integrity 
 
Environmental  • Traffic impacts 
• Creation of public space 
• Construction and demolition 
wastes 
• Impacts on visual quality 
and micro-climate 
Economic • Economic return 
• Profitability of 
project 
• Economic return 
 
One of the aims of this study is to compare the differences of decision criteria 
weightings of the two projects, in order to see whether different projects should have 
a different set of decision-making mechanism from the view of the youth. By just 
finding out the weightings of the factors and comparing their difference in weightings 
is not enough to show the degree of the differences. Therefore, a more statistical 
method - Paired-samples T Test has been carried out to study the differences between 
the weightings of the same factors for the two projects. The results of the analysis are 
shown below. 
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4.1.2 Analysis Using Paired-samples T Test 
 
Three sets of Paired-samples T Test were carried out to fully understand the 
differences. 
 
A. Paired-samples T Test for finding out the significance differences of the 
sub-factors for the two projects 
 
A Paired-samples T Test had been carried out in finding out the significance 
differences of the sub-factors for the two projects. The same sub-factors of the two 
projects were tested against each other in order to find out their significance value. 
The results were shown in Part One of Appendix D. The Significance value of the 
pairs is summarized below. 
 
Table 4.2 Summary of the significance values of sub-factors comparison 
 
Sub‐factors for the two projects Significance value   
Pair 1  Economic return  0.042  * 
Pair 2  Initial project cost  0.134   
Pair 3  Profitability of projects 0.020  * 
Pair 4  Job creation  0.910   
Pair 5  Creation of public spaces 0.000  * 
Pair 6  Traffic impacts  0.000  * 
Pair 7  Construction and demolition wastes 0.002  * 
Pair 8  Impacts on visual quality and micro‐climate 0.009  * 
Pair 9  Amenities  0.099   
Pair 10  Accessibility  0.937   
Pair 11  Structural conditions  0.206   
Pair 12  Architectural merit   0.037  * 
Pair 13  Preservation of historical and cultural integrity 0.001  * 
Pair 14  Social disturbance  0.001  * 
Pair 15  Welfare and community facilities 0.123   
Pair 16  Elimination of unwelcome uses 0.032  * 
Note: Sub-factors with significance value lower than 0.05 are marked with *. 
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From the above table, it found that there were 10 out of 16 pairs had a 
significance value less than 0.05. As for the significance value is less than 0.05, there 
is a significance difference. So it implied that there was 10 out of 16 sub-factors had a 
significance difference for the same sub-factors of the two projects, it consisted of 
62.5% of the total sub-factors.  
 
For the other sub-factors, the significance value of “Initial project cost”, “Job 
creation”, Amenities”, “Accessibility”, “Structural conditions” and “Welfare and 
community facilities” were much greater than 0.05, it implied that there were no 
significance difference for these six sub-factors. They consisted of 37.5% of the total 
sub-factors. Other than that, the majority of these six sub-factors was under the 
category of “Physical”, it implied there was no significant difference for the young 
people to weight the physical factors in making the decision for urban renewal 
projects. 
 
 In other words, it was 95% confident that there were 62.5% of significant 
differences for the decision-making mechanism of the two urban renewal projects. 
 
B. Paired-samples T Test for finding out the significance differences of the 
category for the Kwun Tong Town Centre Project 
 
On the other hand, a Paired-samples T Test in finding out the significance 
differences of the categories for the Kwun Tong Town Centre Project had been 
carried out. As “Environmental” category was given the heaviest weightings by the 
young people, in order to test how significant the result was, “Environmental” 
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category was tested against “Economic”, “Physical” and “Social” categories as to find 
out the significance value. 
 
The results were shown in Part Two of Appendix D. The Significance value of 
the pairs is summarized below. 
 
Table 4.3 Summary of the significance values of categories comparison for Kwun 
Tong Town Centre Project 
 
Comparison of Categories Significance value  
Pair 1  Economic ‐ Environmental 0.002 * 
Pair 2  Environmental ‐ Physical 0.000 * 
Pair 3  Environmental ‐ Social 0.000 * 
Note: Categories with significance value lower than 0.05 are marked with *. 
All the three pairs of categories comparison obtained a significance value less 
than 0.05. In other words, it was 95% confident that “Environmental” had a 
significant difference against “Economic”, “Physical” and “Social” category from the 
perspective of the young people on the decision-making mechanism for the Kwun 
Tong Town Centre Project. 
 
C. Paired-samples T Test for finding out the significance differences of the 
category for the Sai Yee Street Project 
 
For the Sai Yee Street Project, a Paired-samples T Test in finding out the 
significance differences of the categories had been carried out. As “Social” category 
was given the heaviest weightings by the young people, in order to test how 
significant of “Social” category was, “Social” category was tested against 
“Economic”, “Environmental” and “Physical” categories. 
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The results were shown in Part Three of Appendix D. The Significance value 
of the pairs is summarized below. 
 
Table 4.4 Summary of the significance values of categories comparison for Sai 
Yee Street Project 
 
Comparison of Categories Significance value   
Pair 1  Economic ‐ Social  0.866  
Pair 2  Environmental ‐ Social 0.047 * 
Pair 3  Physical ‐ Social  0.000 * 
Note: Categories with significance value lower than 0.05 are marked with *. 
 
From the Table 4.4, the significance value of pair 1-Economic – Social was 
0.866, which was much greater 0.05. This was in line with the weightings given by 
the young people, as the difference between the weightings of Social and Economic is 
only 1.26%. So, it was 95% confident that there was no significant difference between 
the weightings given by the young people on the “Social” category and “Economic” 
category. 
 
On the other hand, for the pair 2 and 3, the significance value was less than 
0.05, in particular the pair of “Environmental” and “Physical” categories was 0.00. In 
other words, there was 95% confident that there was significant difference for the 
weightings on the “Social” category compared with “Environmental” and “Physical” 
categories in the view of the young people. 
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4.2 Evaluation of the Hypotheses 
 
The three hypotheses established in Chapter 3 are evaluated based on the 
results of the questionnaire survey, the analysis carried out using method of the Non-
structural Fuzzy Decision Support System and the Paired-samples T Test. 
 
Hypothesis 1 
 
“The set of perceived weightings of the decision criteria of the youth 
are uniform for different urban renewal projects” 
 
From the analysis of Non-structural Fuzzy Decision Support System on the 
view of the young people regarding the decision-making mechanism of the urban 
renewal projects, it shows that there are differences in the weightings of the factors 
for different projects. Comparing the Figure 4.3 and Figure 4.4, in terms of the sub-
factors’ priority and weightings, it is obviously to see that all the sub-factors are 
ranked differently and are given different weightings by the young. The weightings 
given for the Sai Yee Street project are more focused on Social and Economic 
categories, while weightings given for the Kwun Tong Town Centre Project are more 
concentrated on Environmental category. Besides, from the detailed analysis using the 
Paired-samples T Test, there are 10 out of 16 pairs sub-factors for the two projects 
show significant differences, it covers more than 50% of total as listed in Table 4.2. 
Therefore, hypothesis 1 is refuted. 
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Hypothesis 2 
 
“When carrying out the urban renewal project which is large in 
scale, youth gives heavier weightings towards environmental factors” 
 
Kwun Tong Town Centre Project is comparatively a large scale urban renewal 
projects in Hong Kong, as shown in Figure 4.2, the aggregate weightings of 
“Environmental” category is highest compared with “Economic”, “Physical” and 
“Social” categories for the Kwun Tong Town Centre Project. Moreover, from the 
analysis of the Paired-samples T Test, the weightings comparisons of “Environmental” 
category against other three categories show significant differences. Thus, hypothesis 
2 is not refuted.  
 
Hypothesis 3 
 
“When carrying out the urban renewal project which is small in 
scale, youth gives heavier weightings towards social factors” 
 
Sai Yee Street Project is considered as a small scale urban renewal project in 
Hong Kong. According Figure 4.1, “Social” category has given the highest aggregate 
weightings among the four categories. Although the result of the Paired-samples T 
Test shows there is no significance different between the weightings of the “Social” 
and “Economic” categories, the aggregate weightings of “Social” is still the highest 
among all the categories. So, hypothesis 3 is not refuted. 
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Table 4.5 Weightings and Priority of the influential factors for Sai Yee Street 
Project and Kwun Tong Town Centre Project 
 
Influential Factors Sai Yee Street Project Kwun Tong Town Centre Project 
Economic return 9.70% 7.69% 
(1) (3) 
Initial project cost 5.14% 4.80% 
(13) (12) 
Profitability of project 7.34% 5.79% 
(4) (9) 
Job creation 6.86% 6.48% 
(6) (8) 
Creation of public space 6.31% 9.31% 
(8) (2) 
Traffic impacts 6.45% 10.13% 
(7) (1) 
Construction and Demolition 
wastes 
5.76% 7.63% 
(10) (4) 
Impacts on visual quality and 
micro-climate 
5.90% 7.63% 
(9) (5) 
Amenities 4.26% 5.09% 
(14) (11) 
Accessibility 5.18% 5.20% 
(12) (10) 
Structural Conditions 3.89% 4.16% 
(15) (14) 
Architectural Merit 2.89% 3.44% 
(16) (16) 
Preservation of historical and 
cultural integrity 
6.93% 4.45% 
(5) (13) 
Social impact 9.64% 7.26% 
(2) (6) 
welfare and community 
facilities 
8.30% 6.82% 
(3) (7) 
Elimination of unwelcome 
practices 
5.44% 4.13% 
(11) (15) 
Notes: Figures in parentheses are factor rankings, with 1 being the most important. 
 
 
4.3.1 Similarities and Differences 
 
A. Similarities 
 
According to Figure 4.5, it can be found that the pattern of weightings given 
by the young people is different between Sai Yee Street Project and Kwun Tong 
Town Centre Project, for example young people put heavier weightings in Social and 
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Economic factors for Sai Yee Street Project, while weightings for Environmental 
factors are heavier for Kwun Tong Town Centre Project. The differences indicate that 
the perspective of the young people in the decision-making mechanism is not the 
same in different urban renewal projects. In fact, the orders given to the importance of 
the factors under each category were the same for the two projects, and there is also 
some similarities in weighting the factors can be found from the results. So, in this 
part, the discussion is divided into two parts – significant and insignificant factors. 
 
Significant Factors 
 
In the view of the young people, “Economic return” was ranked the top-5 
ranking in both projects as shown in Table 4.1. It is an understandable in this 
circumstance, as Hong Kong is an economic driven society, and it is well-known for 
its financial achievement. So, it is reasonable for the young people to put heavier 
weightings in the economic benefits generated by the urban renewal projects in the 
decision-making mechanism.  
Moreover, Sai Yee Street is also known as “Sneaker Street”, where sports retailing 
become the unique character of this area. Hence, it is obvious for young people to 
consider the economic side in this urban renewal project.  
 
Insignificant Factors 
 
It is interesting to note that the physical factors were ranked in the lower 
quarter among all the factors. It implies that young people pay little attention on the 
physical criteria of the urban renewal projects, like amenities, accessibilities, 
structural conditions and architectural merits.  
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In particular, the architectural merits was weighted and ranked the lowest in 
both urban renewal projects. This is probably because young people do no know the 
benefit of considering the architectural merit for the urban renewal projects, that is as 
mentioned by Brooks, et al. (1997), improving the architectural merit of the buildings 
can result in an increase in the rents in the surrounding areas. As economic return was 
ranked in the top-5 of the two projects, it implies that young people put much concern 
in economic benefits. So if the youth know about the economic benefit of the 
architectural merit of the buildings, the weightings of the architectural merit would be 
higher. 
 
On the other hand, structural conditions also were ranked in the last two and 
three for the two projects. It indicates that the structural conditions of the urban 
renewal are not as important as other factors in the perspective of the young people. 
 
To conclude, physical factors are considered to be the least important from the 
perspective of the young people in the decision-making mechanism of the urban 
renewal projects. 
 
B. Differences 
 
From the Figure 4.5, it is obvious to find that all the factors were weighted 
differently in both urban renewal projects except for the factor of accessibility. It 
implies that different projects have different set of decision-making mechanism in the 
perspective of young people. As explain by Robson (1988) and Roberts (2000), since 
urban areas are complex and dynamic systems, urban regeneration is a response to the 
opportunities and challenges which are manifested by urban decay in a particular 
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place at a specific moment in time. In other words, they point out that the problems of 
urban decay change dynamically with place and time. This argument implies that 
people is different country may weigh various decision criteria differently due to their 
own cultural believes and values. Even in the same country, the weightings of the 
decision criteria may vary from project to project. 
 
In terms of categories weightings, young people had put heaviest weightings 
in the Environmental category for Kwun Tong Town Centre Project and 
Environmental category is considered as the most important among all the categories. 
But for Sai Yee Street Project, the Environmental category is only ranked the third by 
the young people. This may due to the fact that Kwun Tong Town Centre Project 
covers a larger area and affects more buildings than Sai Yee Street Project. For 
example, traffic impact ranked the first important in Kwun Tong Town Centre Project, 
but it ranked only 7th in the Sai Yee Street Project. 
 
4.3.2 Explanation of Findings 
 
A. Characteristic Approach 
 
The weightings of the criteria in the decision-making mechanism for the urban 
renewal projects can be explained by its characteristic. 
 
For the Sai Yee Street Project, stakeholders express overwhelming concerns in 
preserving the cultural characteristic of “Sneaker Street” after the announcement of 
the urban renewal projects. This cultural characteristic becomes the unique character 
of the Sai Yee Street, and it makes Sai Yee Street to be so special. Therefore, 
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stakeholders strongly oppose the urban renewal projects in Sai Yee Street, as they 
were worrying that the cultural characteristic will be lost after the redevelopment 
(Ming Pao, 2007). So it is obvious that young people will put heaviest weightings in 
the decision criteria towards social categories, as people want to preserve its cultural 
characteristic during this renewal. Besides, economic category was weighted the 
second highest in the Sai Yee Street Project. It is understandable in terms of its 
economic characteristic, as many sports retails are located in Sai Yee Street, they not 
only form a cultural characteristic of the area, they also bring about economic 
activities to the area, many citizens go to Sai Yee Street particularly to buy their 
sports products. The two characteristics totally reflect on the weightings of the 
decision criteria of the young people. 
 
On the other hand, one of the characteristics of the Kwun Tong Town Centre 
Project is its large scale comparing to other urban renewal projects. For such a large 
scale redevelopment project, the environment will be affected easily. For example, the 
increased in the number of traffic vehicles will pollute the air quality. As implies in 
Figure 4.2, young people therefore put heavier concerns in the environmental 
category of decision-making mechanism. 
 
Hence, it is true that due to the difference in characteristic in different projects, 
every project will perceive a different set of weightings in its own decision-making 
process. They will have heavier weightings towards their own characteristics in 
making the decisions. These lead to different weightings of the decision criteria in 
carrying out different urban renewal projects. 
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B. Size Approach 
 
From the results above, it was found that for a small scale urban renewal 
project, heavier weightings are given towards social category. This is because cultural 
characteristic usually found in small project compared to large one. While for a large 
scale urban renewal project, heavier weightings are given towards environmental 
category. As discussed before, environmental problems like air pollution problems, 
traffic problems are commonly found in large scale project but seldom found in small 
project. 
 
Therefore, it can say that small project should put more weightings in social 
decision criteria while large project should give heavier weightings in environmental 
factors in the perspective of the young people. 
 
4.4 Implications of Results 
 
This study aims in finding out the perspective from the young people on the 
decision-making mechanism of different urban renewal projects. From the analysis, it 
found that different urban renewal projects perceive different weightings and priority 
of the decision criteria in the perspective of the youth. It implies that when the URA 
decides the urban renewal projects in Hong Kong, the weightings of criteria in 
deciding the projects have to be considered case by case according to the view of the 
young people.  
 
In contrasting and comparing the Sai Yee Street Project and Kwun Tong Town 
Centre Project, it ascertains that small project should put heavier weightings in the 
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social decision factors, while large project should concern more on the environmental 
decision criteria. Moreover, the results imply that in carrying out the urban renewal 
projects, the importance of the decision criteria should be based on its characteristic. 
For example, Sai Yee Street Project originally has a characteristic in social and 
economic, so weightings are more concentrated in these two areas.  
  
Moreover, it has been illustrated that economic return is one of the most 
important decision factors to be considered in urban renewal projects. While in the 
view of the young people, physical factors like structural conditions and architectural 
merit are considered to be the least important in the decision-making mechanism of 
the urban renewal project. 
 
The framework developed in this study can be used to facilitating the decision-
making process in the future renewal projects. In order to fulfill its “people-centred” 
approach and balance the interests and the needs of the community, the URA should 
listen to the view of the public on urban renewal project. 
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Chapter Five 
Conclusions 
 
To mark the end of the thesis, this chapter aims to review the research through 
reiteration of its objectives, provide a summary of the findings and discussions. It will 
then be an implication of the research. Afterwards, its limitations will be explicated. 
At the end, areas for further research will be suggested. 
 
 
5.1 Summary of Findings 
 
This study was an attempt to study the decision-making mechanism of the 
urban renewal projects from the perspectives of young people. 5 objectives of the this 
study were firstly, to review the literature on urban renewal and the importance of 
public participation especially the youth participation; secondly, to explore the criteria 
affecting the decision-making process in the urban renewal projects; thirdly, to find 
out the view on the different urban renewal projects from the young people; fourthly, 
to compare and contrast the relative importance of decision criteria in different urban 
renewal projects in their decision-making process; and finally, to make suggestions 
for a better decision-making mechanism for urban renewal planning in Hong Kong. 
 
The study firstly defined the meaning of the urban renewal in Chapter Two. It 
was followed by the discussion on the concepts of decision-making in order to fully 
understand fundamental ideas of decision-making. Previous studies on urban renewal 
were then reviewed to identify the categories and factors to be considered during the 
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decision-making process of the urban renewal. Afterwards, the literature review 
proceeded to the importance of the public involvement of the decision-making in 
carrying out urban renewal projects. In order to investigate deeply in why and how 
young people involvement is becoming more and more important, the participation of 
young people in urban planning has also been studied in depth.  
 
In Chapter Three, the hypotheses of the study were put forward. In order to 
facilitate the collection on the opinions of the young people on the urban renewal 
projects, questionnaire surveys were conducted based on the decision criteria 
identified in Literature Review. Two current urban renewal projects, Sai Yee Street 
Project and Kwun Tong Town Centre Project, had been chosen for case study. In 
order to fully test the hypotheses, the data collected was analyzed based on the Non-
structural Fuzzy Decision Support System. To compare and contrast the relative 
importance of decision criteria for the two projects chosen, a Paired-samples T Test 
was carried out. 
 
Detailed discussion and analysis were carried out after fixing the results. 
Perceptions of the young people regarding on the priority and weightings of the 
criteria in the decision-making process for the two urban renewal projects were 
examined and explained. The hypotheses of the study were evaluated with reference 
to the results. Comparison of the two projects in terms of criteria priority and 
weightings was carried out afterwards. Similarities and differences between the two 
projects from the perspective of young people were then identified with reasons.  
 
Regarding to the results obtained, it illustrated that different urban renewal 
projects perceive different set of weightings criteria in their own decision-making 
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process owing to the difference in their own characteristics from the point of view of 
the young people. The weightings of criteria focus towards their own characteristics 
in making the decisions. Moreover, the results implied that from the perspective of 
young people, for large scale urban renewal projects, the weightings was given 
heavily on the environmental criteria like traffic impacts and creation of public space 
while for small scale urban renewal projects, the focus was put on social factors for 
example social impacts, welfare and community facilities and preservation of 
historical and cultural integrity, 
 
5.2 Implications of the Study 
 
This study attempts to study the perceptions of young people in the decision-
making mechanism on different urban renewal projects. It provides a preliminary 
insight towards the importance of criteria to be considered during the decision-making 
process in carrying out urban renewal projects from the perspective of young people.  
 
By identifying the relative importance of public involvement especially the 
young people during the decision-making urban renewal projects, a clearer picture 
about the important of public participation is given. This study helps to figure out 
what are the factors considered in the decision-making process of the urban renewal 
projects. Also, understanding the relative importance of different criteria considered 
in the decision-making mechanism from the perspective of public is also found. 
 
In considering an urban renewal project, different elements and factors have to 
be concerned. From the comparison of the urban renewal projects in Hong Kong, 
different urban renewal projects have their own set of weightings decision criteria 
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owing to the difference in their characteristic and the scale of projects. Those criteria 
focus towards the characteristic of each project. Therefore, from the public point of 
view, urban renewal projects have to be considered independently during the 
decision-making process. Public is the one who benefit most from the urban renewal, 
by concerning the opinions of the public, a community based environment can be 
generated, and hence, a better urban renewal planning can be achieved. This finding 
can also be applied to other urban renewal projects and other parties involved in urban 
renewal projects. 
 
5.3 Limitations of the Study 
 
The validity of the result analysis is heavily depended on the sample size. The 
first limitation is the number of urban renewal projects chosen compared with the 
total number of urban renewal projects carried out in Hong Kong. Investigation is 
focused in only two of the urban renewal projects. Moreover, there are only 124 
questionnaire surveys conducted for analysis and comparison. This may not provide a 
comprehensive analysis in the decision-making mechanism of the urban renewal 
projects from the perspective of young people. 
 
The second limitation is the relatively small number of decision criteria used. 
This study only identifies 16 criteria grouped into 4 categories for weighting and 
prioritizing, while other influential factors are not considered like political issues. As 
the assessment method of the criteria is carried out under a comparative basis, the 
importance of the decision criteria would greatly affect the overall ranking of the 
criteria.  
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 Another limitation is that the two sites under investigation are different only 
by their size. In fact, other features of the two projects are not constant. For example 
Sai Yee Street Project has more significant local features or cultural elements than 
Kwun Tong Town Centre Project. 
 
5.4 Areas for Further Study 
 
Both the methodology and findings of this study provides insight for further 
research. In the first place, this research is limited to young people, they only 
represent a small group of public. In fact, public consists of different groups of people, 
with various education backgrounds, age, jobs etc. For further studies, those factors 
can be incorporated for examination in order to provide a comprehensive perspective 
of the public. 
 
In addition, this study only targeted at finding out the opinions of the public, 
particularly the youth,  nonetheless, many other professionals are involved in urban 
renewal in Hong Kong, which includes architect, engineers, town planners and 
building surveyor, it is meaningful to have a comprehensive comparisons between all 
these professionals.  
 
Regarding the criteria identified for examination, this dissertation only 
includes 16 criteria for comparing the difference of decision-making mechanism for 
different urban renewal projects. For further study, more factors should be included 
into the comparison to improve the representative power of the results. 
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Last but not the least, studies can also be carried out in examining different 
urban renewal projects based on different types of  urban renewal methods like 
redevelopment, rehabilitation, revitalization and preservation. It is also valuable to 
further investigate whether the weighting set is location-specific or size-specific. 
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 Decision Questionnaire 
 
 
A STUDY OF THE DECISION-MAKING CRITERIA OF URBAN RENEWAL 
PROJECTS FROM THE PERSPECTIVE OF YOUNG PEOPLE 
 
 
The following information will be explained to the respondents accordingly. 
 
I. Purpose of the interview 
 
The objective of this questionnaire is to survey the relative importance of 
decision criteria in carrying out the urban renewal projects. All data collected will be 
used solely for academic purpose and the identity of individuals will not be revealed 
without their consent.  
 
The urban renewal projects chosen will be explained. Sai Yee Street Project 
and Kwun Tong Town Centre Projects are urban renewal projects carried out by the 
Urban Renewal Authority in Hong Kong. The details of the projects will be clearly 
explained to the respondent and is listed in Annex 1. 
 
II. Assessment Method 
 
The 4 categories of factors, economical, environmental, social and physical 
categories are described. In order to ensure a common understanding of the decision 
categories and factors to be weighed by the respondents, key terms used in the 
questionnaire are clearly explained as attached in Annex 2 and the respondents are 
allowed to ask questions to iron out any ambiguities. After the explanation of terms, 
the assessment method will then be introduced.  
 
First to consider the 4 categories, among the 4 categories, please first decide 
the priority of the category. For the most important category, please put down 100% 
in the box. And then among the remaining 3 categories, put down the relative 
weightings comparing to the most important category. After finishing the category 
level, follow the same procedure for the 4 sub-factor under each category individually.  
 
 
III. General information 
 
 
Are you a university student? 
 
 Yes  No 
  
 
Are you aged 19 to 24? 
 
 Yes  No 
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A) Sai Yee Street Project 
 
 
 
 
 
Urban Renewal Decision 
Economic 
( %) 
Construction and 
Demolition 
Wastes 
( %) 
Impacts on 
Visual Quality 
and Micro-
climate 
( %) 
 
Structural 
Conditions 
( %) 
 
Architectural 
Merit 
( %) 
Welfare and 
Community 
Facilities 
( %) 
Elimination of 
Unwelcome 
Practices 
( %) 
 
Creation of Public 
Spaces 
( %) 
 
Traffic Impacts 
 
( %) 
 
Amenities 
 
( %) 
 
Accessibility 
 
( %) 
Preservation of 
historical and 
cultural integrity 
( %) 
 
Social Impact 
 
( %) 
Environmental 
( %) 
Physical 
( %) 
Social 
( %) 
 
Initial Project 
Cost 
 ( %) 
 
Economic 
Return 
( %) 
 
Profitability of 
Project 
( %) 
 
Job Creation 
 
( %) 
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B) Kwun Tong Town Centre Project 
 
 
 
 
 
 
 
-END OF QUESTIONNAIRE- 
 
Urban Renewal Decision 
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Visual Quality 
and Micro-
climate 
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Architectural 
Merit 
( %) 
Welfare and 
Community 
Facilities 
( %) 
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Unwelcome 
Practices 
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( %) 
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Amenities 
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Accessibility 
 
( %) 
Preservation of 
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cultural integrity 
( %) 
 
Social Impact 
 
( %) 
Environmental 
( %) 
Physical 
( %) 
Social 
( %) 
 
Initial Project 
Cost 
 ( %) 
 
Economic 
Return 
( %) 
 
Profitability of 
Project 
( %) 
 
Job Creation 
 
( %) 
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Background Information of the Urban Renewal Projects 
 
2 typical urban renewal projects are chosen for investigation, respondents are 
expected to comment on the urban renewal decision-making process on these two 
projects. The details of the projects are as follows. 
 
Sai Yee Street Project  
 
Project information 
 
Sai Yee Street Project is one of the urban renewal projects carried out by 
Urban Renewal Authority. It covers a site area of about 2,462 square metres bounded 
by parts of Sai Yee Street, Nelson Street and Fa Yuen Street and accommodates a 
total of 14 buildings, all 40 to 55 years old, with about 220 households and a total of 
500 residents.  
  
There are also about 38 shops, including 19 sports retailers that 
represent about a quarter of all sports goods shops in the area. The remaining three 
quarters will not be affected by the project. Construction is due to be completed by 
2013 at a cost of about $1.14 billion. It will cost another $2 billion to acquire property 
from existing owners and to pay compensation to or re-house tenants.  
 
Development Content 
  
The Urban Renewal Authority has kicked off a $3.14 billion sports retail city 
project under the Sai Yee Street redevelopment in Mong Kok which will see the birth 
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of a sports activity zone through urban regeneration. The sports retail city is designed 
to enhance the unique local character of the sports retail trade in Fa Yuen Street, 
Nelson Street and Shantung Street - dubbed "Sneaker Street" due to its concentration 
of trainers shops.  
 
It will provide about 8,250 square metres of floor area for retail, recreation, 
sports and cultural uses, and 13,935 square metres for residential uses. It will also 
cater for all kinds of sports-related services for leisure, fitness training, interactive 
simulated sports for family and fun, and health-food sales.  
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Kwun Tong Town Centre Project 
 
Project Information 
 
The Kwun Tong Town Centre redevelopment consists of two sites, namely the 
Main Site and the Yuet Wah Street Site.  
 
The Main Site project area is bounded by Kwun tong Road, Hong Ning Road, 
Mut Wah Street and Hip Wo Street, which covers an area of about 48,860 square 
metres. Most buildings in the project area are more than 40 years old with years of 
completion between 1961 and 1967. Majority of the buildings are four to eight storeys 
and in poor or deteriorating condition.  
 
The Yuet Wah Street Site is located at the junction of Hip Wo Street and Yuet 
Wah Street, which covers an area of about 4,640 square metres. It is currently 
occupied by an open-air bus terminus.  
It is estimated that about 1,860 households may be affected by the project. 
And there is around 4,500 people and 300 shops in the area which may be affected.  
 
Development Content 
 
 The proposed development is comprehensive in nature and will comprise 
residential and commercial uses with public transport interchange, open space and 
Government, institution or community facilities.  
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The site plan of Sai Yee Street Project 
 
 
Source: Urban Renewal Authority (2007d) 
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The Site Plan of Main Site Project of Kwun Tong Town Centre 
Project 
 
 
Source: Urban Renewal Authority (2007c) 
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The Site Plan of Yuet Wah Street Project of Kwun Tong Town 
Centre Project 
 
 
Source: Urban Renewal Authority (2007e) 
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Category Criterion Description 
Economic Economic return The economic benefits generated by the project 
 Initial project cost The initial cost of the project 
 Profitability of projects  The profit generated by the project 
 Job creation The number of job positions created or destroyed 
by the project 
Environmental Creation of public spaces The area of public spaces such as parks, squares 
walkways and other open spaces created or 
diminished by the project 
 Traffic impacts The degree of relaxation or aggravation of the 
traffic congestion in the area 
 Construction and 
demolition wastes 
The amount of construction and demolition 
wastes created in the project 
 Impacts on visual quality 
and micro-climate 
The impacts of the project on  the visual quality, 
air ventilation and urban island effects on the 
neighbourhoods 
Physical Amenities Whether the basic amenities such as swimming 
pool and shopping centre are provided in the 
project 
 Accessibility The degree of improvement of  the accessibility 
of the place and building by the disabled and 
elderly 
 Structural conditions The expected remaining lives and intended 
serviceable lives of the existing structures 
 Architectural merit  The architectural merit of the buildings or the 
place 
Social Preservation of historical 
and cultural integrity 
Whether the historical and cultural fabrics of the 
place are preserved in the project 
 Social disturbance The social impacts such as disturbance of 
community network and displacement of the 
minorities brought about by the project 
 Welfare and community 
facilities 
The provision or extinguishment of welfare and 
community facilities such as community centres 
and public libraries are caused by the project 
 Elimination of 
unwelcome uses 
Whether the project helps wipe out unwelcome 
practices such as prostitution in the area 
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Derivation of weightings by normalizing priority score
Categories  Priority 
score (rj)
Normalization Weightings (wi) 
Economic 0.613 0.613/2.109 0.2905
Environmental 0.515 0.515/2.109 0.2442
Physical 0.342 0.342/2.109 0.1622
Social 0.639 0.639/2.109  0.3031
Total 2.109 1.0000
Categories  Priority 
score (rj)
Normalization Weightings (rij)  Contribution  
(wi x rij x 100%) 
Economic return 0.681 0.681/2.038 0.3340 9.70% 
Initial project cost 0.361 0.361/2.038 0.1769 5.14% 
Profit. of project 0.515 0.515/2.038 0.2528 7.34% 
Job creation 0.481 0.481/2.038 0.2363 6.86% 
Total 2.038 1.0000
Creat. of pub. Sp. 0.515 0.515/1.994 0.2584 6.31% 
Traffic impacts 0.527 0.527/1.994 0.2641 6.45% 
Const. & de. Waste  0.471 0.471/1.994 0.2360 5.76% 
Impacts on vq & mc  0.481 0.481/1.994 0.2415 5.90% 
Total 1.994 1.0000
Amenities 0.504 0.504/1.919 0.2625 4.26% 
Accessibility 0.613 0.613/1.919 0.3194 5.18% 
Struct. Con. 0.460 0.460/1.919 0.2397 3.89% 
Arch. merit 0.342 0.342/1.919 0.1784 2.89% 
Total 1.919 1.0000
Pre. of hist. & c.i. 0.460 0.460/2.010 0.2288 6.93% 
Social impacts 0.639 0.639/2.010 0.3181 9.64% 
Welf. & com. Faci. 0.550 0.550/2.010 0.2738 8.30% 
Elim. of u.p. 0.361 0.361/2.010 0.1793 5.44% 
Total 2.010 1.0000 100.00% 
Calculation details for Sai Yee Street Project
Priority ordering and assignment of priority scores to element
Categories & 
Factors  
Average 
Percentile (%) 
Semantic 
Scores (sj) 
Priority 
Score (rj) 
Categories 
Economic  76.02  0.620 0.613
Environmental 68.37  0.660 0.515
Physical  51.51  0.745 0.342
Social  78.43  0.610 0.639
Factors 
Economic return 81.81  0.595 0.681
Initial project cost 53.86  0.735 0.361
Profit. of project 68.80  0.660 0.515
Job creation  65.78  0.675 0.481
Creat. of pub. Sp. 68.19  0.660 0.515
Traffic impacts 69.76  0.655 0.527
Const. & de. Waste 64.10  0.680 0.471
Impacts on vq & mc 65.30  0.675 0.481
Amenities  67.52  0.665 0.504
Accessibility  76.57  0.620 0.613
Struct. Con.  63.49  0.685 0.460
Arch. merit  51.75  0.745 0.342
Pre. of hist. & c.i. 63.73  0.685 0.460
Social impacts 78.80  0.610 0.639
Welf. & com. Faci. 71.08  0.645 0.550
Elim. of u.p.  53.73  0.735 0.361
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Derivation of weightings by normalizing priority score
Categories  Priority 
score (rj)
Normalization Weightings (wi) 
Economic 0.538 0.538/2.174 0.2477
Environmental 0.754 0.754/2.174 0.3470
Physical 0.389 0.389/2.174 0.1789
Social 0.493 0.493/2.174 0.2264
Total 2.174 1.0000
Categories  Priority 
score (rj)
Normalization Weightings (rij)  Contribution  
(wi x rij x 100%) 
Economic return 0.639 0.639/2.057 0.3107 7.69% 
Initial project cost 0.399 0.399/2.057 0.1937 4.80% 
Profit. of project 0.481 0.481/2.057 0.2340 5.79% 
Job creation 0.538 0.538/2.057 0.2616 6.48% 
Total 2.057 1.0000
Creat. of pub. Sp. 0.587 0.587/2.188 0.2682 9.31% 
Traffic impacts 0.639 0.639/2.188 0.2920 10.13% 
Const. & de. Waste  0.481 0.481/2.188 0.2199 7.63% 
Impacts on vq & mc  0.481 0.481/2.188 0.2199 7.63% 
Total 2.188 1.0000
Amenities 0.575 0.575/2.022 0.2843 5.09% 
Accessibility 0.587 0.587/2.022 0.2905 5.20% 
Struct. Con. 0.471 0.471/2.022 0.2328 4.16% 
Arch. merit 0.389 0.389/2.022 0.1924 3.44% 
Total 2.022 1.0000
Pre. of hist. & c.i. 0.408 0.408/2.080 0.1963 4.45% 
Social impacts 0.667 0.667/2.080 0.3204 7.26% 
Welf. & com. Faci. 0.626 0.626/2.080 0.3009 6.82% 
Elim. of u.p. 0.379 0.379/2.080 0.1824 4.13% 
Total 2.080 1.0000 100.00% 
Calculation details for Kwun Tong Town Centre 
Project 
Priority ordering and assignment of priority scores to element
Categories & 
Factors  
Average 
Percentile (%) 
Semantic 
Scores (sj) 
Priority 
Score (rj) 
Categories 
Economic  70.42  0.650 0.538
Environmental 86.57  0.570 0.754
Physical  56.02  0.720 0.389
Social  66.99  0.670 0.493
Factors 
Economic return 78.25  0.610 0.639
Initial project cost 57.53  0.715 0.399
Profit. of project 65.42  0.675 0.481
Job creation  70.54  0.650 0.538
Creat. of pub. Sp. 74.16  0.630 0.587
Traffic impacts 78.43  0.610 0.639
Const. & de. Waste 65.06  0.675 0.481
Impacts on vq & mc 65.78  0.675 0.481
Amenities  73.73  0.635 0.575
Accessibility  74.70  0.630 0.587
Struct. Con.  64.82  0.680 0.471
Arch. merit  56.08  0.720 0.389
Pre. of hist. & c.i. 58.67  0.710 0.408
Social impacts 80.66  0.600 0.667
Welf. & com. Faci. 77.29  0.615 0.626
Elim. of u.p.  55.42  0.725 0.379
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Part one: Results of Paired‐Samples T Test for comparing the sub‐factors of the two Projects 
 
Paired Samples Test 
 
Paired Differences
t df
Sig.  
(2‐tailed) Mean Std. Deviation Std. Error Mean
95% Confidence Interval of 
the Difference
Lower Upper
Pair 1  SAI1 ‐ KWUN1  1.554E‐02 7.910E‐02 7.900E‐03 ‐1.700E‐04 3.125E‐02 1.968 123 0.042 
Pair 2  SAI2 ‐ KWUN2  5.900E‐03 3.550E‐02 3.900E‐03 ‐1.860E‐03 1.367E‐02 1.513 123 0.134 
Pair 3  SAI3 ‐ KWUN3  1.651E‐02 6.340E‐02 6.960E‐03 2.660E‐03 3.035E‐02 2.372 123 0.020 
Pair 4  SAI4 ‐ KWUN4  6.000E‐04 4.840E‐02 5.320E‐03 ‐9.970E‐03 1.118E‐02 0.113 123 0.910 
Pair 5  SAI5 ‐ KWUN5  ‐2.518E‐02 4.900E‐02 5.380E‐03 ‐3.588E‐02 1.448E‐02 ‐4.682 123 0.000 
Pair 6  SAI6 ‐ KWUN6  ‐3.386E‐02 5.310E‐02 5.830E‐03 ‐4.546E‐02 2.225E‐02 ‐5.804 123 0.000 
Pair 7  SAI7 ‐ KWUN7  ‐1.855E‐02 5.200E‐02 5.710E‐03 ‐2.992E‐02 ‐7.190E‐03 ‐3.249 123 0.002 
Pair 8  SAI8 ‐ KWUN8  ‐1.530E‐02 5.240E‐02 5.760E‐03 ‐2.675E‐02 ‐3.850E‐03 ‐2.658 123 0.009 
Pair 9  SAI9 ‐ KWUN9  ‐7.110E‐03 3.880E‐02 4.260E‐03 ‐1.558E‐02 1.360E‐03 ‐1.670 123 0.099 
Pair 10  SAI10 ‐ KWUN10  ‐3.600E‐04 4.140E‐02 4.540E‐03 ‐9.400E‐03 8.680E‐03 ‐0.080 123 0.937 
Pair 11  SAI11 ‐ KWUN11  ‐4.460E‐03 3.180E‐02 3.490E‐03 ‐1.141E‐02 2.490E‐03 ‐1.276 123 0.206 
Pair 12  SAI12 ‐ KWUN12  ‐6.630E‐03 3.250E‐02 3.560E‐03 ‐1.372E‐02 4.600E‐04 ‐1.859 123 0.037 
Pair 13  SAI13 ‐ KWUN13  2.410E‐02 6.410E‐02 7.030E‐03 1.011E‐02 3.808E‐02 3.427 123 0.001 
Pair 14  SAI14 ‐ KWUN14  2.265E‐02 6.070E‐02 6.660E‐03 9.400E‐03 3.590E‐02 3.400 123 0.001 
Pair 15  SAI15 ‐ KWUN15  1.193E‐02 6.980E‐02 7.660E‐03 ‐3.310E‐03 2.716E‐02 1.558 123 0.123 
Pair 16  SAI16 ‐ KWUN16  1.289E‐02 5.370E‐02 5.890E‐03 1.160E‐03 2.462E‐02 2.187 123 0.032 
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Part Two: Results of Paired‐Samples T Test for comparing the categories of Kwun Tong Town Centre Project 
 
Paired Samples Test 
 
Paired Differences
t df
Sig.  
(2‐tailed) Mean Std. Deviation
Std. Error 
Mean
95% Confidence Interval of 
the Difference
Lower Upper
Pair 1 
Economic ‐ 
Environmental  7.880E‐02 1.976E‐01 2.169E‐02 3.564E‐02 1.219E‐01 3.632 123 0.002 
Pair 2 
Environmental ‐ 
Physical 1.688E‐01 1.757E‐01 1.928E‐02 1.304E‐01 2.072E‐01 8.754 123 0.000 
Pair 3 
Environmental ‐ 
Social ‐4.940E‐02 1.383E‐01 1.528E‐02 ‐7.960E‐02 ‐1.920E‐02 ‐3.253 123 0.000 
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Part Three: Results of Paired‐Samples T Test for comparing the categories of Sai Yee Street Project 
 
Paired Samples Test 
 
Paired Differences
t df
Sig.  
(2‐tailed) Mean Std. Deviation
Std. Error 
Mean
95% Confidence Interval of 
the Difference
Lower Upper
Pair 1 
Economic ‐ 
Social ‐4.217E‐03 2.266E‐01 2.488E‐02 ‐5.370E‐02 4.527E‐02 ‐0.170 123 0.866 
Pair 2 
Environmental ‐ 
Social ‐4.434E‐02 2.408E‐01 2.643E‐02 ‐9.691E‐02 8.238E‐03 ‐1.678 123 0.047 
Pair 3 
Physical ‐ 
Social ‐1.376E‐01 1.590E‐01 1.745E‐02 ‐1.723E‐01 ‐1.029E‐01 ‐7.886 123 0.000 
 
